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A.  Tentative Tract Map (TTM 36939 ) 
 
TTM 36939 proposes to subdivide a vacant 34.6 acre lot for purposes of  
creating 98 numbered lots for single-family Residential development and 
three (3) lettered lots for hydrology purposes, including roadways and 
supporting infrastructure.  
 
B.  Zone Change 
 
Rezone to eliminate the RL-10,000 Overlay affecting the western portion 
of the site to Low Density Residential (LDR, 0 to 5 units per acre). 
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1.0. INTRODUCTION  
 
1.1 Purpose of an Initial Study Checklist   
 
The California Environmental Quality Act (CEQA) requires that before a public agency makes a 
decision to approve a project that could have one or more adverse effects on the physical 
ÅÎÖÉÒÏÎÍÅÎÔȟ ÔÈÅ ÁÇÅÎÃÙ ÍÕÓÔ ÉÎÆÏÒÍ ÉÔÓÅÌÆ ÁÂÏÕÔ ÔÈÅ ÐÒÏÊÅÃÔȭÓ ÐÏÔÅÎÔÉÁÌ environmental impacts, 
give the public an opportunity to comment on the environmental issues, and take feasible measures 
to avoid or reduce potential harm to the physical environment.   
 
The purpose of an Initial Study Checklist is to provide a preliminary analysis of a proposed action to 
determine whether a Negative Declaration, Mitigated Negative Declaration, or an Environmental 
Impact Report should be prepared for a project. An Initial Study Checklist also enables an applicant 
or the City of Banning to modify a project, mitigating adverse impacts in lieu of preparing an 
Environmental Impact Report, thereby potentially enabling the project to qualify for a Negative 
Declaration or a Mitigated Negative Declaration.  
 
The Initial Checklist Study provides a factual basis for a Negative Declaration, Mitigated Negative 
Declaration, or serves to focus an Environmental Impact Report on the significant effects of a 
project.  
 
1.2 Purpose of a Negative Declaration  
 
A Mitigated Negative Declaration is a written statement by the City of Banning that the Initial Study 
Checklist identified potentially significant environmental effects of the project but the project is 
revised or mitigated measures are required to eliminate or mitigate impacts to less than significant 
levels.   
 
1.3  Initial Study Checklist/ Negative Declaration Document  
 
This document in its entirety is an Initial Study Checklist/Mitigated Negative Declaration prepared 
in accordance with the California Environmental Quality Act (CEQA), including all criteria, 
standards, and procedures of CEQA (California Public Resource Code Section 21000 et seq.) and the 
CEQA Guidelines (California Code of Regulations, Title 14, Division 6, Chapter 3, Section 15000 et 
seq.).  
 
1.4 Public Review and Processing of the Initia l Study Checklist /  Negative Declaration  
 
This Initial Study Checklist/Mitigated Negative Declaration and a Notice of Intent to adopt the 
Mitigated Negative Declaration was distributed to the following entities for a 20Ȥday public review 
period:  
 
1)  Organizations and individuals who have previously requested such notice in writing to the City 

of Banning; 
 
2)  Responsible and trustee agencies (public agencies that have a level of discretionary approval 

over some component of the proposed Project); and 
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 3)  The Riverside County Clerk. 
 
The Notice of Intent also will be noticed to the general public in the Record Gazette, which is a 
primary newspaper of circulation in the areas affected by the Project.  
 
The Notice of Intent identifies the location(s) where the Initial Study Checklist/Mitigated Negative 
Declaration and its associated technical reports are available for public review. During the 20-day 
public review period, comments on the adequacy of the Initial Study Checklist/Mitigated Negative 
Declaration document may be submitted to the City of Banning Community Development 
Department, Planning Division. 
 
Following the 20Ȥday public review period, the City of Banning Planning Division will review any 
comment letters received during  the review period to determine whether any substantive 
comments were provided that may warrant revisions or recirculation to the Initial Study 
Checklist/Mitigated Negative Declaration document. If recirculation is not required (as defined by 
CEQA Guidelines §15073.5(b)), wr itten and/or oral responses will be provided to the City of 
Banning Planning Commission for review as part of their deliberations concerning the Project. 
 
For this Project, the Banning Planning CommissionȭÓ role is advisory and will recommend that the 
Banning City Council approve, conditionally approve, or deny the Project.  Accordingly, a public 
hearing will be held before the Banning City Council to consider the proposed Project, any 
comments received and make a determination on the adequacy of this Initial Study 
Checklist/Mitigated Negative Declaration.  
 
At the conclusion of the public hearing process, the City Council will take action to approve, 
conditionally approve, or deny the proposed Project. If approved, the City Council will adopt 
findings ÒÅÌÁÔÉÖÅ ÔÏ ÔÈÅ 0ÒÏÊÅÃÔȭÓ ÅÎÖÉÒÏÎÍÅÎÔÁÌ ÅÆÆÅÃÔÓ ÁÓ ÄÉÓÃÌÏÓÅÄ ÉÎ ÔÈÅ )ÎÉÔÉÁÌ 3ÔÕÄÙ #ÈÅÃËÌÉÓÔȾ 
Mitigated Negative Declaration and a Notice of Determination will be filed with the Riverside County 
Clerk. 
 
1.5 Initial Study Checklist/Mitigated Negative Declara tion Findings and Conclusions  
 
Section 3.0 of this document contains the Environmental Checklist/Initial Study that was prepared 
for the proposed Project pursuant to CEQA and City of Banning requirements.  
 
The Initial Study Checklist determined that implementation of the proposed Project would result in 
no impacts to the environment under the following issue areas: 
 
¶ Aesthetics  
¶ Agriculture and Forestry Resources 
¶ Air Quality  
¶ Geology and Soils 
¶ Greenhouse Gas Emission 
¶ Hydrology and Water Quality 
¶ Mineral Resources 
¶ Noise  
¶ Population and Housing 
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¶ Public Services 
¶ Recreation 
¶ Transportation/Traffic , and 
¶ Utilities and Service Systems  
¶ Hazards and Hazardous Materials 
¶ Land Use Planning 

 
The Initial Study Checklist determined that the proposed Project would result in potentially 
significant effects to the following issue areas, but the Project Applicant will incorporate 
mitigation measures that would avoid or mitigate effects to a point where clearly no significant 
environmental impacts on the environment would occur: 
 
¶ Aesthetics 
¶ Biological Resources  
¶ Cultural Resources  

 
The Initial Study Checklist determined that, with the incorporation of mitigation measures, there is 
no substantial evidence, in light of the whole record before the Lead Agency (City of Banning), that 
the Project as revised may have a significant effect on the environment. Therefore, based on the 
findings of the Initial Study Checklist, the City of Banning determined that a Mitigated Negative 
Declaration is the appropriate CEQA determination for the Project pursuant to CEQA Guidelines § 
15070(b). 
 

  



Banning Wilson 97, LLC (TTM 36939) 
Initial Study Checklist/Mitigated Negative Declaration 
October 16, 2015 
Page 7 

 

7 
 

2.0 PROJECT BACKGROUND  
 
2.1 Project Location    
 
The City of Banning covers approximately 23.2  square miles within the County of Riverside. The City is 
bordered by the City of Beaumont to the west,   Morongo Band of Mission Indians to the east and 
County of San Riverside to the east and south.  Specifically, the property is located on vacant land 
northeast of the intersection of Wilson Avenue and Sunset Avenue, as depicted on the U.S. Geological 
Survey(USGS) 7.5 MINUTE Beaumont, California quadrangle in projected Section 5, Township 3 South, 
Range 1 East. Refer to Exhibit 1, Location Map/Aerial Photo).  

 
The Project site includes the following Assessor Parcel Numbers: 
 
¶ 535-430-001 through 535-430-021 
¶ 535-431-001 through 535-431-015 
¶ 535-432-001 through 535-432-017 
¶ 535-070-004 
¶ 535-070-006 

 
2.2  Existing Site Conditions/Environmental Setting  
 
CEQA Guidelines §15125 establishes requirements for defining the environmental setting to which 
the environmental effects of a proposed project must be compared. The environmental setting is 
ÄÅÆÉÎÅÄ ÁÓ Ȱthe physical environmental conditions in the vicinity of the project, as they exist at the 
time the Notice of Intent/Notice of Availability is published, or at the time the environmental 
ÁÎÁÌÙÓÉÓ ÉÓ ÃÏÍÍÅÎÃÅÄȣȱ ɉ#%1! 'ÕÉÄÅÌÉÎÅÓ ɘρυρςυɍÁɎɊȢ  
 
In the case of the proposed Project, the Initial Study Checklist determined that a Mitigated Negative 
Declaration is the appropriate form of CEQA compliance document, which does not require a Notice 
of Preparation. Thus, the environmental setting for the proposed Project is the approximate date 
ÔÈÁÔ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Notice of Intent/Notice of Availability is published.  The Initial Study Checklist 
commenced the twenty (20) day circulation on October 16, 2015.  
 
The Project site consists of approximately 34.6 gross acres. The site is undeveloped, but the eastern 
half of the Project site had previously been graded for home sites in 2009.  The site is bordered on 
the west and north by undeveloped open space, and to the east and south by single-family homes 
ÁÎÄ ÒÅÓÉÄÅÎÃÅÓȢ  4ÈÅ ÓÉÔÅȭÓ ÔÏÐÏÇÒÁÐÈÙ ÉÓ ÒÅÌÁÔÉÖÅÌÙ ÆÌÁÔ ×ÉÔÈ ÓÌÉÇÈÔȟ ÈÉÌÌÙ ÕÎÄÕÌÁÔÉÏÎÓ ÁÎÄ ÓÌÏÐÅÓ 
gently to the south.  The general elevation of the site ranges from approximately 2,550 to 2,650 feet 
above mean sea level. Primary access to the site is provided from Sunset Avenue, Sunrise Avenue 
and Wilson Street. Surrounding land uses are shown on Table 1. 
 
The Gas Company provides natural gas services and facilities to the City of Banning and will be 
available to the Project site.  Natural gas supply to the City originates from Texas, transported by 
two major east-west trending gas lines.  These high pressure gas lines of varying sizes up to 36 
inches in diameter, traverse through the eastern desert areas to the western end of riverside 
County. IN addition to the major east west trending high-pressure transmission gas lines, other 
natural gas high pressure lines are located underground in Wilson and Lincoln Streets. A pipeline 
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designed to carry liquid fuels runs east-west through the City.  Though not currently in use, this 
pipeline has been used to transport crude oil, diesel fuel and gasoline.  
 

Table 1. Existing Land Uses 
 

Location  Existing Use 
Site Vacant 

 
North Vacant 

South Single-Family Residential 
 

East Single-Family Residential 
 

West Vacant 
 

Source: LSA Field Inspection,  May 2015 

 
 
2.3 Existing General Plan Land Use and Zoning Designations  
 
The City of Banning is an incorporated general law city of Riverside County, California. Prior to its 
incorporation, the area was governed by Riverside County. The City, incorporated in 1913, has a 
rich and colorful history. Banning served as a stagecoach and railroad stop between the Arizona 
territories and Los Angeles. The City is named in honor of General Phineas T. Banning, who 
freighted over the Mormon trail from Salt Lake to San Bernardino and Los Angeles.  
 
Development activities that occur in the City of Banning are regulated by the City of Banning 
General Plan, adopted January 31, 2006, and the Zoning Code, referenced as Title 17 of the City of 
Banning Municipal Code. The General Plan is divided into a number of Area Plans that provide 
additional guidance for development and more specific land use designations under each category. 
Each property has a land use designation and a more descriptive Area Plan designation. The 
designation for the Project site is Low Density Residential and is within the Zoning Overlay RL-
10,000 (Residential Low-10,000 square foot lots). The Applicant proposes to rezone the site to LDR 
(0 to 5 units per acre) by removing the RL-10,000 overlay. 
 
Policy Areas 
 
Policy Areas apply to portions of the General Plan that contain special or unique characteristics that 
merit detailed attention and focused planning policies. The Project site is not located within Policy 
Area. 
 
A summary of the existing General Plan land use and zoning designations for the Project site and 
surrounding properties is provided in Table 2.  
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Table 2. Existing General Plan and Zoning Designations  
 

Location  General Plan Designation  Zoning Designation  

Site 
 

Low-Density Residential (0-5 DU/Acre) RL-10,000  

North 
 

Open Space/Specific Plan Area Open Space (Resources) 

South 
 

Ranch/Agriculture (10 Acre Min.)/LDR (0-
5 DU/Acre) 

RL-10,000  

East 
 

Low-Density Residential (0-5 DU/Acre) Low Density Residential (0-5 DU/Acre) 

West 
 

Low Density Residential (0-5 DU/Acre) RL-10,000 

Source: City of Banning General Plan Land Use Map, City of Banning-Existing Zoning Map 
 

 
2.4 Project Description  
 
The Project Applicant, Peter J. Pitassi, submitted the following applications to the City of Banning 
which comprise the proposed Project: Tentative Tract Map (TTM 36939). The City of Banning 
refers to the application as Project No. 15-1001.  
 
4ÈÅ 0ÒÏÊÅÃÔȭÓ ÁÐÐÌÉÃÁÔÉÏÎ ÍÁÔÅÒÉÁÌÓ ÁÒÅ ÏÎ ÆÉÌÅ ×ÉÔÈ ÔÈÅ #ÉÔÙ ÏÆ Banning Planning Department 99 East 
Ramsey Street, Banning, CA 92220) and are hereby incorporated by reference.   
 
A.  Tentative Tract Map (TTM 36 939) 
 
TTM 36939 proposes to subdivide the 34.6 acre site into 98 singleȤfamily residential lots with a 
minimum lot size of 7,000 square feet, three (3) lettered lots for open spaces purposes, roadways 
and other supporting infrastructure.  
 
The above land uses and other on-site improvements are further described as follows: 
 
Single-Family Residential 
 
Residential lot sizes range from 7,000 square feet to 19,239 square feet. However, the majority of the 
lot sizes are within the 7,000 to 8,200 square foot range. The Project proposes a density of 2.8 dwelling 
units per acre. 
 
Water Quality Basin 
 
4×Ï ÌÏÔÓȟ Ȭ"ȭ ɉςωȟπςψ ÓÑȢÆÔȢɊ ÁÎÄ Ȭ#ȭ ɉςσȟρωυ ÓÑȢÆÔȢɊ ×ÉÌÌ ÆÕÎÃÔÉÏÎ ÁÓ water quality basins.  The basins 
will serve to retain developed condition runoff and mitigate developed condition flows as required 
by City Ordinance.  #ÉÔÙ ÏÆ "ÁÎÎÉÎÇ /ÒÄÉÎÁÎÃÅ ΠρτρυǪφ ÒÅÑÕÉÒÅÓ ÔÈÁÔ ȰÁÌÌ ÄÅÖÅÌÏÐÍÅÎÔ ×ÉÌÌ ÍÁËÅ 
provisions to store runoff from rainfall events up to and including the 100 years, three-hour 
duration event onsite via storage or infiltration basins for new development and redevelopment.  
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The basins will both be located adjacent to Wilson Street.  The basin is for water quality purposes 
only and does not provide for dual use such as recreation. The basin shall be designed in 
accordance with the City of Banning Engineering requirements.  
 
On-Site Street Improvements 
 
Access to the Project site is from Sunset Avenue and Sunrise Avenue and Wilson Street. The 
corridors are existing improved two (2) lane roadway within the Public right -of-way.  Curb, gutter, 
and sidewalk have been partially installed.  Wilson Street will parallel lots B and C.  All street 
improvements along Wilson Street, Sunset and Sunrise Avenue will be subject to the City of Banning 
Engineering and Public Works requirements.  
 
Internal neighborhood streets servicing the tract with curb and gutter within 60 foot two lane 
travel lanes include Eclipse Drive, and Dawn Lane. Eclipse and Dawn Streets will connect to Sunset 
and Sunrise Avenues.  
 
On-Site Utility and Drainage Improvements 
 
Water, sewer and electrical service will be provided by the City of Banning Public Works 
Department and Electrical Division. Sewer and water systems shall be designed in accordance with 
the City of Banning Engineering and Public Works requirements.  
 
Water and sewer service to the Project site will be provided by the  
City of Banning.  The Project is required to connect to the existing 8-inch water mains on Sunrise 
and extend an 8-inch diameter water main in Dawn Lane, within the tract boundary to the existing 
18-inch diameter water main in Sunset Avenue.  
 
B.  Zone Change 
 
The existing site will be rezoned from Low Density Residential with RL-10,000 Overlay (West Half) 
to Low Density Residential (0-5 units per acre). 
 
D.  Construction Schedule  
 
Houses will be constructed based on market demand and absorption.  Construction is expected to 
commence sometime in 2015 and would occur in several general phases. The Project Applicant 
expects the following time durations for the construction process, which would be somewhat 
sequential but overlap in some cases:  
 
¶ Site Preparation   20 Days 
¶ Grading    40 - days 
¶ 1st Phase of Home Construction 60- days 
¶ Architectural Coating   38 ɀ days 
¶ Paving     55 - days 
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Earthwork and Grading 
 
The earthwork and grading details are based on proposed Tentative Tract Map 36939. The Project 
proposes 30,000 cubic yards (c.y.) of cut and 39,000 cubic yards of fill. The site is sloping 
southeasterly at an average rate of 5%,  and so to grade building pads and slopes to approximately 
5% slope and to match adjacent streets for access, the import of approximately 9,000 cubic yards is 
anticipated.  The eastern half of the site was previously graded to pad and street configuration and 
will be re-compacted and re-certified.  
 
E.  Operational Characteristics  
 
The proposed Project would be operated as a residential community. Typical operational 
characteristics include residents and visitors traveling to and from the site, leisure and 
maintenance activities occurring on individual residential lots and in the onȤsite recreational 
facilities and general maintenance of common areas. Low levels of noise and a moderate level of 
artifici al exterior lighting typical of a residential community is expected. 
 
Future Population 
 
The Project would be developed with 98 singleȤfamily detached residential homes. Pursuant to City 
of BanningȭÓ General Plan, the median household size is currently 2.9 persons per dwelling unit. 
Using population generation estimates, the proposed Project could increase the City of "ÁÎÎÉÎÇȭÓ 
population by up to 284 new residents if all the new residents currently reside outside the City 
limits.  4ÈÅ #ÉÔÙ ÏÆ "ÁÎÎÉÎÇȭÓ ςππ3 population estimates (city limits only) as determined by the 
California Department of Finance is 25,600 residents. 4ÈÅ #ÉÔÙȭÓ ÐÏÐÕÌÁÔÉÏÎ ×ÏÕÌÄ ÉÎÃÒÅÁÓÅ ÂÙ ÏÎÅ 
(1) percent or 25,884 residents.  The Project is consistent with the Southern California Association 
of Governments (SCAG) population growth estimates in that ÔÈÅ #ÉÔÙȭÓ ÐÏÐÕÌÁÔÉÏÎ is projected to 
reach 34,658 in 2010 and 42,027 in 2020.  !ÃÃÏÒÄÉÎÇ ÔÏ ÔÈÅ #ÉÔÙȭÓ (ÏÕÓÉÎÇ %ÌÅÍÅÎÔ 2ÅÇÉÏÎÁÌ 
Housing Needs Assessment (RHNA), the City of Banning has a total housing construction need of 
1,780 units and an annual need of 237 units.  The Project is consistent with the RHNA housing 
ÃÏÎÓÔÒÕÃÔÉÏÎ ÆÏÒÅÃÁÓÔ ÅÆÆÏÒÔÓ ÔÏ ÍÅÅÔ ÔÈÅ #ÉÔÙȭÓ ÈÏÕÓÉÎÇ ÎÅÅÄÓȢ  
 
The General Plan land use designation currently  assigned to the Project site is Low Density 
Residential (East Half) with a RL-10,000 residential overlay (West Half). The Project as proposed 
has a density of 2.8 dwelling units per acre. 
 
If the Project site were built out in accordance with its existing General Plan land use designation, a 
maximum of 173 residential dwelling units could be constructed on the property. (Low Density 
Residential x 5 units per acre x 34.6 acres = 173 units). With the existing RL-10,000, minimum lot 
size overlay, a total of 150 units could be constructed. The Project proposes 98 residential dwelling 
units which is below the maximum permitted under the General Plan and current Zoning District.  
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3.0 INITIAL STUDY/ENVIRONMENTAL CHECKLIST 
 
Evaluation Format  
 
This Initial Study Checklist has been prepared in compliance with the California Environmental 
Quality Act (CEQA) Guidelines. The Project is evaluated based on its potential effect on seventeen 
(17) environmental factors categorized as follows, as well as Mandatory Findings of Significance: 
 

1. Aesthetics     10. Land Use & Planning 
2. Agriculture & Forestry Resources  11. Mineral Resources 
3. Air Quality     12. Noise 
4. Biological Resources    13. Population & Housing 
5. Cultural Resources    14. Public Services 
6. Geology & Soils    15. Recreation 
7. Greenhouse Gas Emissions   16. Transportation & Traffic 
8. Hazards & Hazardous Materials  17. Utilities & Service Systems 
9. Hydrology & Water Quality   18. Mandatory Findings of Significance 

 
Each factor is analyzed by responding to a series of questions pertaining to the impact of the Project 
on the particular factor in the form of a checklist. This Initial Study Checklist provides a manner to 
analyze the impacts of the Project on each factor in order to determine the severity of the impact 
and determine if mitigation measures can be implemented to reduce the impact to less than 
significant without having to prepare an Environmental Impact Report.  
 
CEQA also requires Lead Agencies to evaluate potential environmental effects based to the fullest 
extent possible on scientific and factual data (CEQA Guidelines §15064[b]). A determination of 
whether or not a particular environmental impact will be significant must be based on substantial 
evidence, which includes facts, reasonable assumptions predicated upon facts, and expert opinion 
supported by facts (CEQA Guidelines §15064f[5]). 
 
The effects of the Project are then placed in the following four categories, which are each followed 
by a summary to substantiate why the Project does not impact the particular factor with or without 
ÍÉÔÉÇÁÔÉÏÎȢ )Æ Ȱ0ÏÔÅÎÔÉÁÌÌÙ 3ÉÇÎÉÆÉÃÁÎÔ )ÍÐÁÃÔÓȱ ÔÈÁÔ ÃÁÎÎÏÔ ÂÅ ÍÉÔÉgated are determined, then the 
Project does not qualify for a Mitigated Negative Declaration and an Environmental Impact Report 
must be prepared: 
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Potentially  
Significant Impact  

Less Than Significant Impact  
with Mitigation Incorporated  

Less Than 
Significant Impact  

No Impact 

Potentially significant 
impact(s) have been 
identified or anticipated 
that cannot be mitigated 
to a level of 
insignificance.  An 
Environmental Impact 
Report must therefore be 
prepared. 

Potentially significant impact(s) 
have been identified or 
anticipated, but mitigation is 
possible to reduce impact(s) to a 
less than significant category.  
Mitigation measures must then 
be identified. 

.Ï ȰÓÉÇÎÉÆÉÃÁÎÔȱ 
impact(s) identified 
or anticipated. 
Therefore, no 
mitigation is 
necessary. 

No impact(s) 
identified or 
anticipated. 
Therefore, no 
mitigation is 
necessary. 

 
Throughout the impact analysis in this Initial Study Checklist, reference is made to the following: 
 
¶ Plans, Policies, Programs (PPP) - These include existing regulatory requirements such as 

plans, policies, or programs applied to the Project based on the basis of federal, state, or 
local law currently in place which effectively reduce environmental impacts.  

¶ Project Design Features  (PDF) - These measures include features proposed by the Project 
that are already incorporated into the ProjectȭÓ ÄÅÓÉÇÎ and are specifically intended to 
reduce or avoid impacts (e.g., water quality treatment basins). 

¶ Mitigation Measures  (MM)  - These measures include requirements that are imposed 
where the impact analysis determines that implementation of the proposed Project would 
result in significant impacts. Mitigation measures are proposed to reduce impacts to less 
than significant levels. In accordance with the requirements of CEQA.  

Plans, Policies, or Programs (PPP) and the Project Design Features (PDF) were assumed and 
accounted for in the assessment of impacts for each issue area.  

Mitigation Measures (MM) were formulated only for those issue areas where the results of the 
impact analysis identified significant impacts that could to be reduced to less than significant levels. 

All three types of measures described above will be required to be implemented as part of the 
Project, and will be included in the Mitigation Monitoring and Reporting Program for the Project.  

Environmental Factors Potentially  Affected 
 
The environmental factors checked below would be potentially affected by this Project, involving at 
ÌÅÁÓÔ ÏÎÅ ÉÍÐÁÃÔ ÔÈÁÔ ÉÓ Á Ȱ0ÏÔÅÎÔÉÁÌÌÙ 3ÉÇÎÉÆÉÃÁÎÔ )ÍÐÁÃÔȱ ÁÓ ÉÎÄÉÃÁÔÅÄ ÂÙ ÔÈÅ ÃÈÅÃËÌÉÓÔ ÏÎ ÔÈÅ 
following pages. 
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 Aesthetics  Land Use and Planning 

 Agriculture and Forest Resources  Mineral Resources 

 Air Quality  Noise 

 Biological Resources  Population and Housing 

 Cultural Resources  Public Services 

 Geology and Soils  Recreation 

 Greenhouse Gas Emissions  Transportation/Traffic  

 Hazards and Hazardous Materials  Utilities and Service Systems 

 Hydrology and Water Quality  Mandatory Findings of Significance 

 

"ÅÃÁÕÓÅ ÎÏÎÅ ÏÆ ÔÈÅ ÅÎÖÉÒÏÎÍÅÎÔÁÌ ÆÁÃÔÏÒÓ ÁÂÏÖÅ ÁÒÅ ȰÃÈÅÃËÅÄȱȟ ÔÈÅ 0ÒÏÊÅÃÔ ÄÏÅÓ ÎÏÔ ÒÅÑÕÉÒÅ ÔÈÅ 
preparation of an Environmental Impact Report.  
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Appendices  (On Compact Disk)  
 
Appendix A.  Multiple Species Habitat Conservation Plan 
 
Appendix B.  Cultural Resources Assessment 
  
Appendix C.  Focused Traffic Impact Study 
 
Appendix D. Jurisdictional Delineation Report 
 
Appendix E.  Air Quality/Green House Gases Report 
 
Appendix F.  Water Quality Management Plan (WQMP) 
  
 
 

  



Banning Wilson 97, LLC (TTM 36939) 
Initial Study Checklist/Mitigated Negative Declaration 
October 16, 2015 
Page 19 

 

19 
 

3.1 Aesthetics  
 

Would the Project : 
 

Potentially  
Significant  

Impact  

Less Than 
Significant 

Impact With 
Mitigation 

Incorporated  

Less Than 
Significant  

Impact  

No 
Impact  

a. Have a substantial adverse effect on a scenic 
vista? 

   
 

 
b. Substantially damage scenic resources, 

including, but not limited to, trees, rock 
outcroppings, and historic buildings within a 
state scenic highway? 

   Á  

c. Substantially degrade the existing visual 
character or quality of the site and its 
surroundings? 

    

d. Create a new source of substantial light or 
glare, which would adversely affect day or 
nighttime views in the area? 

  Á  
 

 

3.1 (a.)  Have a substantial adverse effect on a scenic vista?   

Determination: Less than Significant Impact.  
 
Sources:  General Plan, City of Banning, Google Earth, Project Application Materials. 
 
Plans, Policies or  Programs (PPP)  

 
The following applies to the Project and would reduce impacts related to scenic vistas.  
 
PPP 3.1-1 Banning Zoning Code: As required by the City of Banning Zoning Regulations, Table 

17.08.030, residential building heights shall not exceed thirty -five (35) feet in 
height. 

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
The site is a 34.6 acres vacant lot and is currently zoned Low Density Residential (0-5 du/ac) and 
RL-10,000 Overlay. The site slopes downward from the northwest to the southeast with elevations 
from 2,640 above sea level at the northwest corner of the project site to 2,593 above sea level at the 
north east corner.  The elevation differential from the siteȭs north edge to Wilson Street is 
approximately eight (8) feet.  

The Project butts against the San Bernardino National Forest. The San Bernardino National Forest 
lands are interspersed throughout the north central ÁÎÄ ÎÏÒÔÈ×ÅÓÔÅÒÌÙ ÐÏÒÔÉÏÎÓ ÏÆ ÔÈÅ #ÉÔÙȭÓ 
planning area.  There are no existing authorized or mapped trails on Forest lands in the planning 
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area, nor trails proposed by the U.S. Forest Service.  The Scenic Easement Deed Act (Government 
Code Sections 6950-6954) authorizes local governments to purchase fee land or scenic easements. 
No scenic easements of record however lie adjacent to the Project area that will be affected by the 
future residential development. However, approximately 4.6 acres, referenced as Lot A on the Tract 
Map will remain as Open Space and function as a land buffer between the mountain foothills and 
the Project site.  The 4.6 acres extends the length of the Project site.  

As required by PPP 3.1-1 above, the residential structures proposed of the property are restricted 
to 35 feet in height and would not block or completely obstruct views from surrounding public 
roadways to the hills and mountains visible in the horizon under existing conditions.  
 
The Project proposes to subdivide the site into 98 singleȤfamily residential lots and provide 
neighborhoods roadways and other supporting infrastructure.  Views from the residences to the 
east and south will be affected by the construction of the proposed Project, insofar as the existing 
homes to the south are located at a lower elevation than those of the proposed Project.  However 
the homes to the south are separated by Wilson Street, the Montgomery Creek Channel and the 
#ÒÅÅËȭÓ ÓÐÒÅÁÄÉÎÇ ÂÁÓÉÎ ÁÒÅÁȢ  (ÏÍÅÓ ÔÏ ÔÈÅ ÅÁÓÔ ÁÒÅ ÐÁÒÔÉÁÌÌÙ ÓÅÐÁÒÁÔÅd by Sunrise Avenue with 
existing homes further north along Sunrise Avenue lying adjacent to the Project site.  Double row 
lots between Dawn Lane and Eclipse Drive separated by manufactured slopes between housing lots 
will be buttressed by retaining walls and slopes ranging from 8 to 30 feet.  Residents on the low 
side of the slope will have back yards in accordance with the Zoning requirements for Low Density 
Residential districts.  All views, particularly those to the north, south, and south easterly and 
northeasterly areas will not be affected by significant slope gradients.  
 
With the implementation of PPP 3.1-1 the proposed Project impacts on aesthetics and scenic 
resources are expected to be less than significant.  
 

3.1 (b)  Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway?    

 
Determination:  No Impact. 
 
3ÏÕÒÃÅÓȡ #ÁÌÉÆÏÒÎÉÁ $ÅÐÁÒÔÍÅÎÔ ÏÆ 4ÒÁÎÓÐÏÒÔÁÔÉÏÎ Ȱ3ÃÅÎÉÃ (ÉÇÈ×ÁÙ 0ÒÏÇÒÁÍ %ÌÉÇÉÂÌÅ ÁÎÄ /ÆÆÉÃÉÁÌÌÙ Designated 2ÏÕÔÅÓȟȱ 
Banning General Plan Figure Ȥ Google Earth. 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  

According to the California Department of Transportation, the Project site is not located within a 
State Scenic Highway neither is the Project site adjacent to a County Scenic Highway. Therefore, 
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construction and the long-term operation of the Project would have no impact on scenic resources 
within a scenic highway and no mitigation measures are required. 

3.1 (c) Substantially degrade the existing visual character or quality of the site and its 
surroundings?   

Determination: Less Than Significant Impact.  
 
Sources: Project Application Materials, Google Earth. 
 

Plans, Policies, or Programs (PPP) 
 
The following applies to the Project and would reduce impacts related to the visual character and 
quality of the site and its surroundings. This measure will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation 
Monitoring and Reporting Program: 
 

PPP 3.1-2  The Project shall comply with the City of Banning Grading, Erosion and Sediment 
Control, Title 18 of the City of Banning Municipal Code for residential development. 

 
Project Design Features  (PDF) 
 
There are no Project Design Features applicable to the Project related to this issue. 
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Impact Analysis  

Construction Impacts 
 
$ÕÒÉÎÇ ÔÈÅ 0ÒÏÊÅÃÔȭÓ ÔÅÍÐÏÒÁÒÙ ÃÏÎÓÔÒÕÃÔÉÏÎ ÐÅÒÉÏÄȟ ÃÏÎÓÔÒÕÃÔÉÏÎ ÅÑÕÉÐÍÅÎÔȟ ÓÕÐÐÌÉÅÓȟ ÁÎÄ 
activities would be visible on the subject property from immediately surrounding areas.  
Construction activities are a common occurrence in the developing Inland Empire region of 
Southern #ÁÌÉÆÏÒÎÉÁ ÁÎÄ ÁÒÅ ÎÏÔ ÃÏÎÓÉÄÅÒÅÄ ÔÏ ÓÕÂÓÔÁÎÔÉÁÌÌÙ ÄÅÇÒÁÄÅ ÔÈÅ ÁÒÅÁȭÓ ÖÉÓÕÁÌ ÑÕÁÌÉÔÙȢ !ÌÌ 
construction equipment would be removed from the Project site following completion of the 
0ÒÏÊÅÃÔȭÓ ÃÏÎÓÔÒÕÃÔÉÏÎ ÁÃÔÉÖÉÔÉÅÓȢ &ÏÒ ÔÈÅÓÅ ÒÅÁÓÏÎÓȟ ÔÈÅ ÔÅÍÐÏÒÁÒÙ ÖÉÓÉÂÉÌÉty of construction 
equipment and activities at the Project site would not substantially degrade the visual character of 
the surrounding area.  

Operational Impacts 

Development of the Project site would introduce residential development onto the site. The 
residential development will consist of single-family detached homes, with related improvements 
such as roadways, landscaping, walls, and street lights. These improvements would be 
implemented in accordance with the design standards contained in the City of Banning Zoning Code. 
Although the existing visual character of the site will change, it will not be substantially change the 
character of the Project site such that it becomes visually incompatible or visually unexpected when 
viewed in the context of its residential surroundings. 

Based on the analysis above, with implementation of PPP 3.1-2, impacts would be less than 
significant and no mitigation measures are required. 

3.1 (d)  Create a new source of substantial light or glare which would adversely affect day 
or nighttime views in the area?    

Determination:  Less Than Significant Impact.  
 
Sources:  City of Banning Zoning Standards, Project Application Materials 

 
Plans, Policies, or Programs (PPP) 
 
The following applies to the Project and would reduce impacts related to light and glare. This 
measure would ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation Monitoring and Reporting Program: 

PPP 3.1-3 As required by the City of Banning outdoor lighting, other than street lighting, shall 
be low to the ground or shielded and hooded to avoid shining onto adjacent 
properties and streets.  

Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 

Impact Analysis  
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The proposed Project would increase the amount of light in the area above what is being generated 
by the vacant site by directly adding new sources of illumination including security and decorative 
lighting for the proposed houses. 

PPP 3.1-3 requires that outdoor lighting, other than street lighting, shall be low to the ground or 
shielded and hooded to avoid shining onto adjacent properties and streets.   
 
Based on the analysis above, with implementation of PPP 3.1-1, 3.1-2, and PPP 3.1-3 impacts would 
be less than significant with mitigation .  
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3.2 AGRICULTURE AND FORESTRY RESOURCES 
 

In determining whether impacts to agricultural 
resources are significant environmental effects, 
lead agencies may refer to the California 
Agricultural Land Evaluation and Site Assessment 
Model (1997) prepared by the California 
Department of Conservation as an optional model 
to use in assessing impacts on agriculture and 
farmland. In determining whether impacts to 
forest resources, including timberland, are 
significant environmental effects, lead agencies 
may refer to information compiled by the 
California Department of Forestry and Fire 
0ÒÏÔÅÃÔÉÏÎ ÒÅÇÁÒÄÉÎÇ ÔÈÅ ÓÔÁÔÅȭÓ ÉÎÖÅÎÔÏÒÙ ÏÆ ÆÏÒÅÓÔ 
land, including the Forest and Range Assessment 
Project and the Forest Legacy Assessment Project ; 
and forest carbon measurement meth odology 
provided in Forest Protocols adopted by the 
California Air Resources Board.  Would the 
Project : 

Potentially  
Significant  

Impact  

Less Than 
Significant 

Impact With 
Mitigation 

Incorporated  

Less Than 
Significant  

Impact  

No 
Impact  

a. Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), 
as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of 
the California Resources Agency, to non-
agricultural use? 

   Á  

b. Conflict with existing zoning for agricultural use, 
or a Williamson Act contract? 

   Á  
c. Conflict with existing zoning for, or cause 

rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland 
(as defined by Public Resources Code section 
4526), or timberland zoned Timberland 
Production (as defined by Government Code 
section 51104(g))? 

   Á  

d. Result in the loss of forest land or conversion of 
forest land to non-forest use? 

   Á  
e. Involve other changes in the existing 

environment which, due to their location or 
nature, could result in conversion of Farmland, 
to non-agricultural use or conversion of forest 
land to non-forest use? 

   Á  
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3.2 (a)  Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping 
and Monitoring Program of the California Resources Agency, to non -agricultural 
use?  . 

Determination: No  Impact  
 
Sources: Banning General Plan Land Use Map, Zoning Map 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
The site does not contain any lands designated as Prime Farmland, Unique Farmland, or Farmland 
of Statewide Importance as mapped by the State Department of Conservation Farmland Mapping 
and Monitoring Program. As such, the Project has no potential to convert such lands to a nonȤ
agricultural use and no impact would occur. No mitigation measures are required. 

3.2 (b)  Conflict with existing zoning for agricultural use, or a Williamson Act contract?  

Determination:  No Impact. 
 
Sources: Banning General Plan Land Use Map, Zoning Map 

Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
The Project site is zoned RL-10,000.  As such, it will not conflict with existing zoning for agricultural 
use. Pursuant to the California Land Conservation Act of 1965, a Williamson Act Contract enables 
private landowners to voluntarily enter into contracts with local governments for the purpose of 
restricting specific parcels of land to agricultural or related open space use. In return, landowners 
receive lower property tax assessments based upon farming and open space uses as opposed to full 
market value. The site is not under a Williamson Act Contract. As such, there is no impact. No 
mitigation measures are required. 

3.2 (c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in 
Public Resources Code section 12220(g)), timberland (as defined by Public 
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Resources Code section 4526), or timberland zoned Timberland Production (as 
defined by Government Code section 51104(g)? 

Determination:  No Impact.  
 
Sources: Banning General Plan Land Use Map, Zoning Map.  

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  

The Project site is zoned RL 10,000.  No forest land, timberland, or timberland production occurs on 
the site so zoning for such uses or activities will not be impacted.  Therefore, no impacts would 
occur and no mitigation measures are required. 

3.2 (d)  Result in the loss of forest land or conversion of forest land to non -forest use?  

Determination:   No Impact. 

Source: Field Survey. 

 
Plans, Policies, or Programs  (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  

The Project site consists of vacant land and does not contain forest land. Therefore, no impacts 
would occur and no mitigation measures are required. 

3.2 (e) Involve other changes in the existing environment which, due to their location or 
nature, could result in conversion of Farmland, to non -agricultural use?    

Determination : No Impact . 

Sources:Banning General Plan Land Use Map, Field Survey 

Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
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Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Ana lysis  
 
The Project site is approximately 34.6 gross acres in size and is situated by residential development 
and located in an area largely characterized by residential single family development. There is no 
land being used primarily for agricultural purposes in the vicinity of the site.  As such, the Project 
would not result in conversion of Farmland to non-agricultural use and no impacts would occur.  No 
mitigation measures are required. 
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3.3 AIR QUALITY 
 

Where available, the significance criteria 
established by the applicable air quality 
management or air pollution control district may 
be relied upon to make the following 
determinations.  Would the Project : 

Potentially  
Significant  

Impact  

Less Than 
Significant 

Impact With 
Mitigation 

Incorporated  

Less Than 
Significant  

Impact  

No 
Impact  

a. Conflict with or obstruct implementation of the 
applicable air quality plan? 

  Á  
 

b. Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? 

  Á  
 

c. Result in a cumulatively considerable net 
increase of any criteria pollutant for which the 
project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions which 
exceed quantitative thresholds for ozone 
precursors)? 

  Á  
 

d. Expose sensitive receptors to substantial 
pollutant concentrations? 

  Á  
 

e. Create objectionable odors affecting a 
substantial number of people? 

  Á   

 

3.3 (a)  Conflict with or obstruct implementation of the applicable air quality plan (South Coast 
Air Quality Management District)?  

 Determination:  Less Than Significant Imp act.  

 Sources: LSA Associates, Air Quality and Climate change Study for Banning TTM 36939, September 24, 2015. 

Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
Federal Air Quality Standards 
 
Under the Federal Clean Air Act, the Federal Environmental Protection Agency establishes health-
based air quality standards that California must achieve. 4ÈÅÓÅ ÁÒÅ ÃÁÌÌÅÄ Ȱnational ambient air 
ÑÕÁÌÉÔÙ ÓÔÁÎÄÁÒÄÓȱ ÁÎÄ ÔÈÅÙ ÁÐÐÌÙ ÔÏ ×ÈÁÔ ÁÒÅ ÃÁÌÌÅÄ ȰÃÒÉÔÅÒÉÁ ÐÏÌÌÕÔÁÎÔÓȢȱ  Ambient (i.e. 
surrounding) air quality standard establish a concentration above which a criteria pollutant is 
known to cause adverse health effects to people. The national ambient air quality standards apply 
to the following criteria pollutants: 
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¶ Ozone (8-hour standard) 
¶ Respirable Particulate Matter (PM10) 
¶ Fine Particulate Matter (PM2.5) 
¶ Carbon Monoxide (CO) 
¶ Nitrogen Dioxide (NOx) 
¶ Sulphur Dioxide (SO2), and  
¶ Lead.  

 
State Air Quality Standards 

 
Under the California Clean Air Act, the California Air Resources Board also establishes health-based 
air quality standards that cities and counties (including Jurupa Valley) must meet. These are called 
ȰÓÔÁÔÅ ÁÍÂÉÅÎÔ ÁÉÒ ÑÕÁÌÉÔÙ ÓÔÁÎÄÁÒÄÓȱ Ánd they apply to the following criteria pollutants:  
 
¶ Ozone (1-hour standard)Ozone  
¶ (8-hour standard) 
¶ Respirable Particulate Matter (PM10) 
¶  Fine Particulate Matter (PM2.5) 
¶ Carbon Monoxide (CO) 
¶ Nitrogen Dioxide (NOx) 
¶ Sulphur Dioxide (SO2), and  
¶ Lead 

 
Regional Air Quality Standards 

 
The City of Banning is located within the South Coast Air Basin which is under the jurisdiction of the 
South Coast Air Quality Management District. The District develops plans and regulations designed 
to achieve these both the national and state ambient air quality standards described above.  
 
Attainment Designation 
 
!Î ȰÁÔÔÁÉÎÍÅÎÔȱ ÄÅÓÉÇÎÁÔÉÏÎ ÆÏÒ ÁÎ ÁÒÅÁ ÓÉÇÎÉÆÉÅÓ ÔÈÁÔ criteria pollutant concentrations did not 
exceed the established standard. In contrast to attainmentȟ Á ȰÎÏÎÁÔÔÁÉÎÍÅÎÔȱ ÄÅÓÉÇÎÁÔÉÏÎ 
indicates that a criteria pollutant concentration has exceeded the established standard.  
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Table 3 shows the attainment status of criteria pollutants in the South Coast Air Basin. 

Table 3. Attainment Status of Criteria Pollutants in the South Coast Air Basin.  

Criteria Pollutant  State Designation  Federal Designation  

Ozone ɀ 1 hour standard Nonattainment No Standard 

Ozone ɀ 8 hour standard Nonattainment Nonattainment 

Respirable Particulate Matter (PM10) Nonattainment Nonattainment 

Fine Particulate Matter (PM2.5) Nonattainment Nonattainment 

Carbon Monoxide (CO) Attainment Attainment 

Nitrogen Dioxide (N0x) Nonattainment Attainment 

Sulfur Dioxide (SO2) Attainment Attainment 

Lead Attainment Attainment 

Source: South Coast Air Quality Management District, 2014 

Air Quality Management Plan 

The South Coast Air Quality Management District is required to produce air quality management 
ÐÌÁÎÓ ÄÉÒÅÃÔÉÎÇ ÈÏ× ÔÈÅ 3ÏÕÔÈ #ÏÁÓÔ !ÉÒ "ÁÓÉÎȭÓ ÁÉÒ ÑÕÁÌÉÔÙ ×ÉÌÌ ÂÅ ÂÒÏÕÇÈÔ ÉÎÔÏ ÁÔÔÁÉÎÍÅÎÔ ×ÉÔÈ ÔÈÅ 
national and state ambient air quality standards.  The most recent air quality management plan is 
2012 Air Quality Management Plan and it is applicable to City of Banning.  The purpose of the 2012 
Air Quality Management Plan is to achieve and maintain both the national and state ambient air 
quality standards described above.  

In order to determine if a project is consistent with the 2012 Air Quality Management Plan, the 
South Coast Air Quality Management District  has established consistency criterion which are 
defined in Chapter 12, Sections 12.ς ÁÎÄ ρςȢσ ÏÆ ÔÈÅ 3ÏÕÔÈ #ÏÁÓÔ !ÉÒ 1ÕÁÌÉÔÙ -ÁÎÁÇÅÍÅÎÔ $ÉÓÔÒÉÃÔȭÓ 
CEQA Air Quality Handbook and are discussed below. 

Consistency Criterion No. 1: The proposed project will not result in an increase in the frequency or 
severity of existing air quality violations or cause or contribute to new violations, or delay the timely 
attainment of air quality standards or the interim emissions reductions specified in the 2012 Air 
Quality Management Plan. 

Consistency Criterion No. 1 refers to violations of the California Ambient Air Quality Standards and 
National Ambient Air Quality Standards. As evaluated under Issues 3.3 (b), (c), and (d), below, the 
Project would not exceed regional or localized significance thresholds for any criteria pollutant 
during construction or during longȤÔÅÒÍ ÏÐÅÒÁÔÉÏÎȢ !ÃÃÏÒÄÉÎÇÌÙȟ ÔÈÅ 0ÒÏÊÅÃÔȭÓ ÒÅÇÉÏÎÁÌ ÁÎÄ ÌÏÃÁÌÉÚÅÄ 
emissions would not contribute substantially to an existing or potential future air quality violation 
or delay the attainment of air quality standards. 

Consistency Criterion No. 2: The proposed project will not exceed the assumptions in the 2012 Air 
Quality Management Plan.  
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The growth forecasts used in the 2012 Air Quality Management Plan to project future emissions 
levels are based on the projections of the Regional Transportation Model utilized by the Southern 
California Association of Governments, which incorporates land use data provided by city and 
county General Plans, as well as assumptions regarding population number, location of population 
growth, and a regional housing needs assessment.  

The Banning General Plan land use designations currently assigned to the Project site is Low 
Density Residential (0 to 5 du/ac).   If the Project site were built out in accordance with its existing 
General Plan land use designation, a maximum of 173 residential dwelling units could be 
constructed on the property. (Low Density Residential @ 5 units per acre x 34.6 acres = 173 units.  
The Project proposes only 98 single family residential dwelling units, which, constitutes only 57 
percent of the development potential of the site.  The housing density proposed is significantly 
below the build-out permitted under the current land use designation. 

The 2012 Air Quality Management Plan relied in part ÕÐÏÎ ÔÈÅ #ÉÔÙȭÓ 'ÅÎÅÒÁÌ 0ÌÁÎ ÆÏÒ ÔÈÅ growth 
forecast estimates used in the 2012 Air Quality Management Plan. As such, the Project would not 
exceed the assumptions in the 2012 Air Quality Management Plan because it does not exceed the 
growth forecasts contained in the Plan. 

For the reasons stated above, the Project would not result in an increase in the frequency or 
severity of existing air quality violations or cause or contribute to new violations, delay the timely 
attainment of air quality standards or the interim emissions reductions specified in the 2012 Air 
Quality Management Plan. In addition, the Project would not exceed the growth assumptions in the 
2012 Air Quality Management Plan. As such, the Project would be consistent with the 2012 Air 
Quality Management Plan and impacts would be less than significant and no mitigation measures 
are required. 

3.3(b) Violate any air quality standard or contribute substantially to an existing or 
projected air quality violation?  

Determination:  Less Than Significant  Impact . 

Sources: California Emissions Estimator Model, South Coast Air Quality Management District, Air Quality Management Plan, 
CEQA Air Quality Handbook, Project Application Materials  

Plans, Policies, or Programs (PPP) 
 
The following apply to the Project and would reduce impacts related to air quality violations. These 
measures will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation Monitoring and Reporting Program: 
 
PPP 3.3-1 The Project is required to comply with the provisions of South Coast Air Quality 

Management District Rule 402, A person shall not discharge from any source 
whatsoever such quantities of air contaminants or other material which cause 
injury, detriment, nuisance, or annoyance to any considerable number of persons or 
to the public, or which endanger the comfort, repose, health or safety of any such 
persons or the public, or which cause, or have a natural tendency to cause, injury or 
damage to business or property. 

 
PPP 3.3-2 4ÈÅ 0ÒÏÊÅÃÔ ÉÓ ÒÅÑÕÉÒÅÄ ÔÏ ÃÏÍÐÌÙ ×ÉÔÈ 2ÕÌÅ τπσ Ȱ&ÕÇÉÔÉÖÅ $ÕÓÔȢȱ 2ÕÌÅ τπσ requires 

implementation of best available dust control measures during construction 
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activities that generate fugitive dust, such as earth moving and stockpiling activities, 
grading, and equipment travel on unpaved roads. 

 
Project Design Features (PDF) 
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 

The South Coast Air Quality Management District  has developed regional and localized significance 
thresholds for regulated pollutants. Any project in the South Coast Air Basin with daily emissions 
that exceed any of the indicated regional or localized significance thresholds would be considered 
to contribute to a projected air quality violation.  The Proposed ProjectȭÓ ÒÅÇÉÏÎÁÌ ÁÎÄ ÌÏÃÁÌÉÚÅÄ air 
quality impacts are discussed below as shown in Table 4.  
 

Regional Impact Analysis   

As with any new development project, the Proposed Project has the potential to generate pollutant 
concentrations during both construction activities and longȤterm operation. The following provides 
an analysis based on the applicable regional significance thresholds established by the South Coast 
Air Quality Management District  in order to meet Federal and State air quality standards. 

Table 4. South Coast Air Quality Management District Air  Quality  Regional Significance 
Thresholds  

Pollutant  
Emissions  (Construction)  

(pounds/day)  

Emissions (Operational)  

(pounds/day)  

NOx 100 55 

VOC 75 55 

PM10 150 150 

PM2.5 55 55 

SOx 150 150 

CO 550 550 

Lead 3 3 

Source: South Coast Air Quality Management District CEQA Air Quality Significance Thresholds (2009) 

 
Both construction and operational emissions for the Project were estimated by using the California 
Emissions Estimator Model which is a statewide land use emissions computer model designed to 
provide a uniform platform for government agencies to quantify potential criteria pollutant 
emissions associated with both construction and operations from a variety of land use projects. The 
model can be used for a variety of situations where an air quality analysis is necessary or desirable 
such as California Environmental Quality Act (CEQA) documents and is authorized for use by the 
South Coast Air Quality Management District.  
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Construction Related Impacts 

Construction activities associated with the proposed Project will result in emissions of CO, VOCs, 
NOx, SOx, PM10, and PM2.5. Construction related emissions are expected from the following onsite 
and offsite construction activities and time duration: 

¶ Site Preparation    20 Days 
¶ Grading     40 Days 
¶ 1st Phase of Home Construction  60 Days 
¶ Architectural Coating    38 Days 
¶ Paving       55 Days 

 
Table 3 shows the South Coast Air Quality Management District daily criteria pollutant emissions 
thresholds for construction and operation of the proposed project in the Basin using the CalEEMod 
Model 

Table 4.  SCAQMD Emissions Thresholds   

Emissions Source Pollutant Thresholds  (pounds per day)  
ROC NOX CO SO2 PM10 PM2.5 

      
Construction  41 75 50 .064 10 6.6 
Operational  55 100 550 150 150 55 

 No No  No  No  No No 

Source: LSA Associates Air Quality and Climate Change Study, September 24, 2015 

 

As shown in Table 4 above, construction related emissions would not exceed South Coast Air 
Quality Management District regional construction criteria thresholds without mitigation. With 
implementation of PPP 3.3-1 above (includes increasing wetting disturbed areas to 3-times per day, 
reduce speed to 25 mph on unpaved areas of project, and cleaning paved access roads daily) PM10 

emissions are reduced.  
 
Fugitive Dust 
 
Fugitive dust emissions are generally associated with land clearing and exposure of soils to the air 
and wind, including cut-and-fill grading operations. Dust generated during construction varies 
substantially on a project-by-project basis, depending on the level of activity, the specific operations 
and weather conditions at the tie of construction.  The proposed project will be required to comply 
with SCAQMD Rules 402 and 403 to control fugitive dust. Table 5 lists total construction emissions 
(i.e., fugitive-dust emission and construction-equipment exhausts) that have incorporated a 
number of feasible control measures that can be reasonably implemented to significantly reduce 
PM10 emissions from construction. 
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Table 5: Short-Term Regional Construction Emissions  

 
 
Architectural Coatings 
 
Architectural coatings contain VOCs and are part of the O3 precursors. Based on the proposed project, it 
is estimated that application of the architectural coatings for the proposed peak construction day will result 
in a combined peak of 44lbs/day of VOC.  Therefore, this VOC emission will not exceed the SCAQMD VOC 
Threshold of 75lbs/day. 
 
Localized Impacts Analysis as described in the SCAQMD guidance on applying CAlEEMod modeling 
results to localized impacts analysis, the equipment planned to be used on a peak day during site 
preparation and grading operations would disturb no more than 5 acres in a day1. Thus the 5-acre 
LST thresholds are appropriate for this project.  Table 6 shows that the emissions of pollutants on 
the peak day of construction would all be les than the SCQAMD LST thresholds, which means that 
the resulting concentrations at the church and nearest residences would be below the NAAQS and 
CAAQS concentrations. 

Table 6.  Construction Localized Impacts Analysis  

Emissions Sources 
NOx CO PM10 PM2.5 

    
On-Site Emission s 75 49 10 6.6 
LST Thresholds 259 3,423 58 13 
Significant Emissions ? NO NO NO NO 

1. South Coast Air Quality Management District (SCAQMD). Fact Sheet for Applying CalEEMod to Localized Significance 
Thresholds. Website: http://www.aqmd.gov/docs/default -source/ceqa/handbook/localized-signficance-
thresholds/caleemod-guidance.ped, accessed September, 2015 

 
Based on the above, the Project would not emit substantial concentrations of these pollutants 
during construction and would not contribute to an existing or projected air quality violation, on a 
direct or cumulative basis.  
 
Odors 
 
Heavy-duty equipment in the project area during construction would emit odors, primarily from 
ÔÈÅ ÅÑÕÉÐÍÅÎÔ ÅØÈÁÕÓÔȢ 3#!1-$ 2ÕÌÅ τπς ÒÅÇÁÒÄÉÎÇ ÎÕÉÓÁÎÃÅ ÓÔÁÔÅÓȡ  Ȱ! ÐÅÒÓÏÎ ÓÈÁÌÌ ÎÏÔ ÄÉÓÃÈÁÒÇÅ 

http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-signficance-thresholds/caleemod-guidance.ped
http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-signficance-thresholds/caleemod-guidance.ped
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from any source whatsoever such quantities of air contaminants or other material which cause 
injury, detriment, nuisance, or annoyance to any considerable number of persons or to the public, 
or which endanger the comfort, repose, health or safety of any such persons or the public, or which 
cause, or have a natural tendeÎÃÙ ÔÏ ÃÁÕÓÅȟ ÉÎÊÕÒÙ ÏÒ ÄÁÍÁÇÅ ÔÏ ÂÕÓÉÎÅÓÓ ÏÒ ÐÒÏÐÅÒÔÙȢȱ 4ÈÅ 
proposed uses are not anticipated to emit any objectionable odors. Therefore, objectionable odors 
posing a health risk to potential on-site and existing off-site uses would not occur as a result of the 
proposed project, and no mitigation measures are required. 
 
Naturally Occurring Asbestos 
 
The proposed project is located in Riverside County, which is not among the counties that are found 
to have serpentine and ultramafic rock in their soils. Therefore, the potential risk for NOA during 
project construction is small and less than significant. 
 
Table 5 and 6 show that daily regional construction emission s would not exceed the daily 
thresholds of any criteria pollutant emission thresholds established by the SCAQMD, and during 
construction, there will be no locally significant impacts, Thus, no mitigation is required during 
project construction,  

Long-Term Air Emission Impacts 

Long ɀterm air emission impacts are those associated with stationary sources and mobile sources 
involving any project-related change.  The proposed project would result in both stationary and 
mobile source emissions. The stationary source emissions would come from natural gas 
consumption, landscape maintenance, and off-site electric power generation. Mobile sources from 
vehicular trips associated with the proposed uses emit pollutants.  

The CalMEEMod Model was used to calculate the operational emissions.  Mobile sources emissions 
were calculated based on the trip generation factors described in the Focused Traffic Impact Study 
(LSA Associates, Inc., September 2015). Other emissions sources were calculated using the defaults 
in the CalEEMod mode for the project land use. 

Long-term operational emission associated with the full proposed project of 98 homes are shown in 
Table 8.  Table 7 shows that the peak daily emissions of all criterial pollutants as a result of the 
proposed project would not exceed the corresponding SCAQMD daily emission thresholds. 
Therefore, project-related long-term air quality impacts would be less than significant.  

Table 7: Opening Year Regional Operational Emissions  

 
 



Banning Wilson 97, LLC (TTM 36939) 
Initial Study Checklist/Mitigated Negative Declaration 
October 16, 2015 
Page 36 

 

36 
 

Based on the analysis above, regional air quality impacts would be less than significant and no 
mitigation measures are required. With implementation of PPP 3.3-1 impacts would be further 
reduced to the maximum extent feasible.   
 
Localized Impact Analysis 
 
The localized impacts analysis by design only includes on-site sources; however, the CalEEMod 
model outputs for operations do not separate on-site and off-site emissions. The emissions shown 
in Table 8 below for area sources are assumed to all occur on site and for energy sources entirely 
off site.  While some of the mobile-source emission will occur from vehicles driving on site, most of 
the mobile-source emissions calculated by the CalEEMod model would occur while the vehicles are 
driving off site. It is unlikely that the average on-site distance driven by vehicles will be 2,000 ft, 
which is approximately 4 percent of the total miles traveled. For a worst-case scenario assessment, 
the emissions shown in Table 8 include all on-site project-related area sources and 5 percent of the 
project-related new mobile sources  
 

Table 8: Long-Term Operational Localized Impact Analysis (lbs/day)  

 
 

Table 8 shows that the emissions of pollutants during project operations would all be less than the 
SCAQMD LST thresholds, which means that the resulting concentrations at the church and nearest 
residences would be all below the NAAQS and CAAQS.  Therefore, the proposed operational activity 
would not result in a locally significant air quality impact.  
 

3.3(c) Result in a cumulatively considerable net increase of any criteria pollutant for 
which the project region is non -attainment under an applicable federal or state 
ambient air quality standard (including releasing emissions which exceed 
quantitative threshold s for ozone precursors)?   

Determination:  Less Than Significant  Impact . 

Sources: California Emissions Estimator Model, South Coast Air Quality Management District, Air Quality Management Plan, 
CEQA Air Quality Handbook, Project Application Materials.  

Plans, Policies, or Programs  (PPP) 
 
The following apply to the Project and would reduce impacts related to a cumulatively considerable 
net increase of any criteria pollutant. These measures will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation 
Monitoring and Reporting Program: 
 
PPP 3.3-1 The Project is required to comply with the provisions of South Coast Air Quality 

Management District Rule 402 (Nuisance), ȰA person shall not discharge from any 
source whatsoever such quantities of air contaminants or other material which 
cause injury, detriment, nuisance, or annoyance to any considerable number of 
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persons or to the public, or which endanger the comfort, repose, health or safety of 
any such persons or the public, or which cause, or have a natural tendency to cause, 
injury or damage to business or property.ȱ 

 
PPP 3.3-2 4ÈÅ 0ÒÏÊÅÃÔ ÉÓ ÒÅÑÕÉÒÅÄ ÔÏ ÃÏÍÐÌÙ ×ÉÔÈ 2ÕÌÅ τπσ Ȱ&ÕÇÉÔÉÖÅ $ÕÓÔȢȱ 2ÕÌÅ τπσ ÒÅÑÕÉÒÅÓ 

implementation of best available dust control measures during construction 
activities that generate fugitive dust, such as earth moving and stockpiling activities, 
grading, and equipment travel on unpaved roads. 

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 

As discussed in Issue 3.3(b) above, the Project would not exceed the regional or localized 
significance thresholds for construction or operational activities. The Project would comply with 
South Coast Air Quality Management District Rule 402 (Nuisance) and Rule 403 (fugitive dust 
control) during construction, as well as all other adopted Air Quality Management Plan emissions 
control measures. Per South Coast Air Quality Management District  rules and mandates, as well the 
California Environmental Quality Act requirement that impacts be mitigated to the maximum extent 
feasible, these same requirements would also be imposed on all projects within the South Coast Air 
Basin area, which would include all related projects.  
 
Based on the analysis above impacts would be less than significant and no mitigation measures are 
required. With implementation of PPP 3.3-1 through PPP 3.3-2, impacts would be further reduced 
to the maximum extent feasible.   

3.3(d) Expose sensitive receptors to substantial pollutant concentrations?   

 Determination:  Less Than Significant Impact.  

Sources, South Coast Air Quality Management District, CALEEMod. 

 
Plans, Policies, or Programs (PPP) 
 
The following apply to the Project and would reduce impacts related to substantial pollutant 
concentrations to sensitive receptors. These measures will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation 
Monitoring and Reporting Program: 
 
PPP 3.3-1 The Project is required to comply with the provisions of South Coast Air Quality 

Management District Rule 402, Ȱ.ÕÉÓÁÎÃÅȱȢ A person shall not discharge from any 
source whatsoever such quantities of air contaminants or other material which 
cause injury, detriment, nuisance, or annoyance to any considerable number of 
persons or to the public, or which endanger the comfort, repose, health or safety of 
any such persons or the public, or which cause, or have a natural tendency to cause, 
injury or damage to business or property. 
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PPP 3.3-2 4ÈÅ 0ÒÏÊÅÃÔ ÉÓ ÒÅÑÕÉÒÅÄ ÔÏ ÃÏÍÐÌÙ ×ÉÔÈ 2ÕÌÅ τπσ Ȱ&ÕÇÉÔÉÖÅ $ÕÓÔȢȱ 2ÕÌÅ τπσ ÒÅÑÕÉÒÅÓ 
implementation of best available dust control measures during construction 
activities that generate fugitive dust, such as earth moving and stockpiling activities, 
grading, and equipment travel on unpaved roads. 

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
Sensitive receptors (i.e., children, senior citizens, and acutely or chronically ill people) are more 
susceptible to the effects of air pollution than the general population. Land uses that are considered 
sensitive receptors typically include residences, schools, playgrounds, childcare centers, hospitals, 
convalescent homes, and retirement homes. The residential uses adjacent to the site are considered 
sensitive receptors. 
 
As indicated above under the discussion of Issue 3.3 (b)), the Project would not exceed any of the 
South Coast Air Quality Management DistrictȭÓ ,ÏÃÁÌÉÚÅÄ 3ÉÇÎÉÆÉÃÁÎÃÅ 4ÈÒÅÓÈÏÌÄÓ ÄÕÒÉÎÇ ÎÅÁÒ-term 
construction or long-term operation.  In addition, the Project would not create a CO Hot Spot. 
Accordingly, Project-related localized emissions would not expose sensitive receptors to substantial 
pollutant concentrations during construction or long-term operation, and impacts would be less 
than significant. With implementation of PPP 3.3-1 through PPP 3.3-2, impacts would be further 
reduced to the maximum extent feasible.   

3.3 (e) Create objectionable odors affecting a substantial number of people?   

Determination:  Less Than Significant  Impact . 

Source: CEQA Air Quality Handbook, Project Application Materials. 

 

Plans, Policies, or Programs  (PPP) 
 
The following applies to the Project and would reduce impacts related to objectionable odors. This 
measure will ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ -ÉÔÉÇÁÔÉÏÎ -ÏÎÉÔÏÒÉÎÇ ÁÎÄ 2ÅÐÏÒÔÉÎÇ 0ÒÏÇÒÁÍȡ 
 
PPP 3.3-1 The Project is required to comply with the provisions of South Coast Air Quality 

Management District 2ÕÌÅ τπς Ȱ.ÕÉÓÁÎÃÅȢȱ !ÄÈÅÒÅÎÃÅ ÔÏ Rule 402 reduces the 
release of odorous emissions into the atmosphere. 

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 

Impact Analysis  
 
According to the South Coast Air Quality Management District CEQA Air Quality Handbook, land 
uses associated with odor complaints typically include agricultural uses, wastewater treatment 
plants, food processing plants, chemical plants, composting, refineries, landfills, dairies, and 
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fiberglass molding. The Project does not include any the above identified uses and therefore would 
not produce objectionable odors during operation.  

Construction activities both onsite and offsite could produce odors from equipment exhaust, 
application of asphalt, and/or the application of architectural coatings. However, any odors emitted 
during construction would be temporary, shortȤterm, and intermittent in nature, and would cease 
upon completion of construction activities.  

Based on the analysis above impacts would be less than significant and no mitigation measures are 
required. With implementation of PPP 3.3-1, impacts would be further reduced to the maximum 
extent feasible.   
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3.4 BIOLOGICAL RESOURCES 
 

Would the Project : 
Potentially  
Significant  

Impact  

Less Than 
Significant 

Impact With 
Mitigation 

Incorporated  

Less Than 
Significant  

Impact  

No 
Impact  

a. Have a substantial adverse effect, either directly 
or through habitat modifications, on any 
species identified as a candidate, sensitive, or 
special status species in local or regional plans, 
policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and 
Wildlife Service? 

 Á  
  

b. Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional plans, 
policies, regulations or by the California 
Department of Fish and Game or U.S. Fish and 
Wildlife Service? 

    

c. Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of 
the Clean Water Act (including, but not limited 
to, marsh, vernal pool, coastal, etc.) through 
direct removal, filling, hydrological 
interruption, or other means? 

   Á  

d. Interfere substantially with the movement of 
any native resident or migratory fish or wildlife 
species or with established native resident or 
migratory wildlife corridors, or impede the use 
of native wildlife nursery sites? 

   Á  

e. Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

    

f. Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, 
regional, or state habitat conservation plan? 

    

 

3.4(a) Have a substantial adverse effect, either directly or through habitat modifications, 
on any species identified as a candidate, sensitive, or special status species in local 
or regional plans, policies, or regulations, or by the California Department of Fis h 
and Game or U.S. Fish and Wildlife Service?   

Determination:  Less Than Significant with Mitigation Incorporated.  

Source: MSHCP Consistency Analysis and Habitat Assessment, LSA, May 2015 
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Plans, Policies, or Programs (PPP) 
 
The following applies to the Project and would reduce impacts related to impacts to candidate, 
sensitive, or special status species. This measure will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation 
Monitoring and Reporting Program: 
 
PPP 3.4-1 The Project is required to pay Fish and Wildlife fees to California Department of Fish 

and Wildlife.   
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
The project site is highly disturbed due to past and current land use practices.  The resulting 
disturbance caused the vegetation on the project site to be dominated by ruderal vegetation.  The 
east side of the project site consists solely of Russian thistle (Salsola tragus) and the west side of the 
project consists primarily of non-native grasslands where red brome (Bromus madritensis), ripgut 
brome (Bromus diandrus) and wild oat (Avena fatua) are dominant.  

The project is located within the Pass Area Plan of the Multiple Species Habitat Conservation Plan 
(MSHCP), but is not located within a Criteria Area or adjacent to a Criteria Area or Conservation 
Area.  However, as the subject site not within or adjacent to a Criteria Area, the project is not 
subject to the Urban/Wildlife Interface Guidelines. Riverine resources are present. The project site 
is within the MSHCP survey area for Narrow and Endemic Plant Species Habitat Assessment 
(NEPSSA) and burrowing owl.  A survey for burrowing owl was conducted on May 5 and 6, 2015.  
Suitable habitat for burrowing owl is present on site, specifically within the open areas surrounded 
by low-lying ruderal vegetation.  No burrowing owls or burrowing owl sign (e.g., whitewash, 
pellets, scat, tracks, and/or feathers) were observed during the survey, and no burrows that could 
have been occupied by burrowing owl were found. Mitigation is required. 

 
Mitigation Measure  (MM)  
 
MM-BIO-1: Pre-Construction Burrowing Owl Survey. Per the Multiple Species Habitat Conservation 
Plan, an additional pre-construction Burrowing Owl survey will be required within 30 days prior to 
beginning of site grading.  
 

a.  In the event that the preȤconstruction survey identifies the presence of at least one individual 
but less than three (3) mating pairs of burrowing owl, then prior to the issuance of a grading 
permit and prior to the commencement of groundȤdisturbing activities on the property, the 
qualified biologist shall passively or actively relocate any burrowing owls. Passive relocation, 
including the required use of oneȤway doors to exclude owls from the site and the collapsing of 
burrows, will occur if the biologist determines that the proximity and availability of alternate 
habitat is suitable for successful passive relocation. Passive relocation shall follow California 
Department of Fish and Wildlife relocation protocol. If proximate alternate habitat is not 
present as determined by the biologist, active relocation shall follow California Department of 
Fish and Wildlife relocation protocol. The biologist shall confirm in writing to the Planning 
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Department that the species has fledged or been relocated prior to the issuance of a grading 
permit. 

 
With implementation of Mitigation Measure BIO-1, impacts related to candidate, sensitive, or 
special status species are less than significant. 

3.4(b) Have a substantial adverse effect on any riparian habitat or other sensitive natural 
community identified in local or regional plans, policies, regulations  or by the 
California Department of Fish and Wildlife  or U.S. Fish and Wildlife Service?   

 
Determination:  No Impact.  
 
Source: MSHCP Consistency Analysis and Habitat Assessment, LSA, May 2015 
 

Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
The Project site is almost entirely covered by disturbed, ruderal vegetation.   Sporadic ornamental 
plant and tree species were also found on site, with small isolated polygons of California 
buckwheat, California sage brush and three Mexican elderberry trees located along the 
southwestern area.  No indication of riparian habitat , wetland waters of the U.S. were found or 
other sensitive natural communities was noted due to the highly disturbed nature of the site.  As 
such, there is no impact and no mitigation measures are required. 

3.4(c) Have a substantial adverse effect on federally protected wetlands as defined by 
Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal pool, 
coastal, etc.) through direct removal, filling, hydrological interruption, or other 
means?   

Determination:  No Impact.  

Source: MSHCP Consistency Analysis and Habitat Assessment, LSA, May 2015 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features  (PDF) 
 
There are no Project Design Features applicable to the Project related to this issue. 
 

Impact Analysis  
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Based on a field survey, the Project site does not contain any wetlands. Three drainage courses 
were identified by fieldwork investigation of the site. The entire site was surveyed on foot for 
potential wetlands and non-wetland jurisdictional waters as well as streambed and riparian 
resources.  Drainages D1 and D2 drain southeast through the project site.  Both convey flows 
through the site into Montgomery Creek Channel which borders the southern boundary of the site. 
The third drainage course, appears to be an erosional feature associated with water towers north of 
the project site and not a relatively permanent water that the Army Corp. of Engineers, (ACOE) 
would typically regulate.  The Montgomery Creek Channel conveys flows under Interstate 10 to 
Smith Creek.  Smith Creek flows into the San Gorgonio River, to the Whitewater River, which is a 
direct tributary to the Salton Sea.  The drainage feature do not qualify as wetlands.. As such, there 
are no impacts and no mitigation measures are required. 
 

3.4(d) Interfere substantially with the movement of any native resident or migratory fish 
or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites?   

 
Determination:  No Impact. 
 
Source: MSHCP Consistency Analysis and Habitat Assessment, LSA, May 2015 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project related to this issue. 
 
Impact Analysis  
 
The Project site consists of approximately 34.6 gross acres and lies adjacent to sites zoned for Low 
Density Residential to the east, west and south, and Open Space Parks to the north. The Project site 
is almost entirely covered by disturbed, ruderal vegetation.   Sporadic ornamental plant and tree 
species were also found on site.  No indication of wildlife  was noted due to the highly disturbed 
nature of the site.  As such, there are no impacts and no mitigation measures are required. 
 

3.4(e) Conflict with any local policies or ordinances protecting biological resources, such 
as a tree preservation policy or ordinance?   

 
Determination:  Less Than Significant Impact With Mitigation Incorporated . 
 
Source: MSHCP Consistency Analysis and Habitat Assessment, LSA, May 2015 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project relating to this issue. 
 
Project Design Features (PDF) 
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There are no Project Design Features applicable to the Project relating to this issue. 
 

Impact Analysis  
 
The Project site is almost entirely covered by disturbed, ruderal vegetation.   Sporadic ornamental 
plant and tree species were also found on site, with small isolated polygons of California 
buckwheat, California sage brush and three Mexican elderberry trees located along the 
southwestern area.   
 
The City of "ÁÎÎÉÎÇȭÓ 'ÅÎÅÒÁÌ 0ÌÁÎ "ÉÏÌÏÇÉÃÁÌ 2ÅÓÏÕÒÃÅÓ %ÌÅÍÅÎÔ includes provisions to provide for 
the preservation and protection of the natural environment and many biological resources.  
Biological resources represent the plants and wildlife species and ecosystems and habitats that 
ÃÏÎÔÒÉÂÕÔÅ ÔÏ ÔÈÅ ÁÒÅÁȭÓ ÎÁÔÕÒÁÌ ÓÅÔÔÉÎÇȢ  !Ó ÓÅÔ ÆÏÒÔÈ ÉÎ 'ÏÖÅÒÎÍÅÎÔ #ÏÄÅ 3ÅÃÔÉÏÎ φυσπςɉÄɊȟ ÔÈÅ #ÉÔÙ 
is required to include an element that provides for the conservation and preservation of wildlife 
resources.  Wildlife common to suburban areas was observed using the site in the field survey 
investigation conducted on May 5, 2015.  4ÈÅ ÐÒÏÊÅÃÔȭÓ -ÕÌÔÉÐÌÅ 3ÐÅÃÉÅÓ (ÁÂÉÔÁÔ #ÏÎÓÅÒÖÁÔÉÏÎ 0ÌÁÎ 
(MSHCP) cites that the project is not located within a Criteria Area or adjacent to a Criteria Area or 
Conservation Area.  Thus the project is not subject to the Urban/Wildlands Interface Guidelines.  
Based on General Plan policies Policy 2 , Program 2.A, the following mitigation measure is intended 
to reduce impacts:  
 
 
¶ Biological Resource Policy 2, Program 2.A  The City shall evaluate projects based on their 
ÉÍÐÁÃÔ ÏÎ ÅØÉÓÔÉÎÇ ÈÁÂÉÔÁÔ ÁÎÄ ×ÉÌÄÌÉÆÅȟ ÁÎÄ ÆÏÒ ÔÈÅ ÌÁÎÄȭÓ ÖÁÌÕÅ ÁÓ ÖÉÁÂÌÅ ÏÐÅÎ ÓÐÁÃÅȢ    

 
Mitigation Measures (MM)  
 
MM-BIO-2.Native Plan Recovery:  Developer shall recover native and drought tolerant plant materials, 
and incorporate them into project landscaping, to provide or enhance habitat for local species to the 
extent possible.  

With implementation of Mitigation Measures BIO-1 and BIO-2, impacts will be less than significant. 
 

3.4(f)  Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan?  

 
 Determination:  No Impact  
 
Source: MSHCP Consistency Analysis and Habitat Assessment, LSA, May 2015 
 

Plans, Policies, or Programs (PPP)  
 
There are no Plans, Policies, or Programs applicable to the Project related to this issue.  
 
Project Design Features (PDF)  
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There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
The Project site is located within the Western Riverside County Multiple Species Habitat 
Conservation Plan (MSHCP). The MSHCP, a regional Habitat Conservation Plan was adopted on June 
17, 2003. The intent of the MSHCP is to preserve native vegetation and meet the habitat needs of 
multiple species, rather than focusing preservation efforts on one species at a time. The MSHCP 
provides coverage (including take authorization for listed species) for specialȤstatus plant and 
animal species, as well as mitigation for impacts to sensitive species. 
 
Based on the Biological Resources Walkover Review and a review of the MSHCP Consistency 
Analysis and Habitat Assessment Study prepared by LSA, May 2015:  
 
¶ The Project site is not located within an MSHCP Criteria Area (area proposed for 

conservation). 
 
¶ The Project site does not contain MSHCP riparian/riverine areas or vernal pools. 

 
¶ The Project site does not will not impact any MSHCP Narrow Endemic Plant Species. 

 
¶ The Project site is not required to comply with the Urban/Wildland Interface Guidelines. 

 
¶ No large burrows were found in the area and the particularly dense ruderal vegetation 

suggest poor habitat for burrowing owl.  However, their presence cannot be ruled out 
because burrowing owls have been known to occupy disturbed sites. Mitigation is required. 

Mitigation Measures (MM)  
 
Mitigation Measure BIO-1 under Issue 3.4(a) above shall apply. 
 
With implementation of Mitigation Measure BIO-1, impacts related to conflicts with the provisions 
ÏÆ ÔÈÅ #ÉÔÙȭÓ 'ÅÎÅÒÁÌ 0ÌÁÎ "ÉÏÌÏÇÉÃÁÌ %ÌÅÍÅÎÔ are less than significant. 
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3.5 CULTURAL RESOURCES 
 

Would the Project : 
Potentially  
Significant  

Impact  

Less than 
Significant 

With 
Mitigation 

Incorporated  

Less Than 
Significant  

Impact  

No 
Impact  

a. Cause a substantial adverse change in the 
significance of a historical resource as defined 
in CEQA Guidelines §15064.5? 

   Á  

b. Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to CEQA Guidelines §15064.5? 

    

c. Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

    

d. Disturb any human remains, including those 
interred outside of formal cemeteries? 

  Á  
 

 
 

3.5(a)  Cause a substantial adverse change in the significance of a historical resource as 
defined in CEQA Guidelines § 15064.5?   

 
Determination:  No Impact . 
 
Source: Cultural Resources Assessment, Banning Tract 36939, LSA, May 2015, City of Banning General Plan 
 
Plans, Policies, or Programs  (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project relating to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
Historic resources generally consist of buildings, structures, improvements, and remnants 
associated with a significant historic event or person(s) and/or have a historically significant style, 
design, or achievement. Damaging or demolition of historic resources is typically considered to be a 
significant impact. Impacts to historic resources can occur through direct impacts, such as 
destruction or removal, and indirect impacts, such as a change in the setting of a historic resource.  
 
CEQA Guidelines §15064.5(a) clarifies that historical resources include the following: 
 
1. A resource listed in, or determined to be eligible by the State Historical Resources Commission, for 
listing in the California Register of Historical Resources. 
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2. A resource included in a local register of historical resources, as defined in section 5020.1(k) of the 
Public Resources Code or identified as significant in an historical resource survey meeting the 
requirements [of] section 5024.1(g) of the Public Resources Code. 
 
3. Any object, building, structure, site, area, place, record, or manuscript which a lead agency 
determines to be historically significant or significant in the architectural, engineering, scientific, 
economic, agricultural, educational, social, political, military, or cultural annals of California. 
 
The site is highly disturbed by activities involving the removal of the citrus grove. There is a corrugated 
metal shed structure that is in a dilapidated condition. The majority of the site is covered by disturbed, 
ruderal vegetation.   Sporadic ornamental plant and tree species were also found on site.  Given the 
current conditions of the site, it does not appear than any surface cultural resources are present on 
the site. In addition, the site also does not appear on the Riverside County Historic Resources 
Survey Architectural Survey Forms provided by the Riverside County Parks Department. 
  
Therefore, there will be no impact to historical resources as a result of the Project and no mitigation 
measures are required. 
 

3.5(b) Cause a substantial adverse change in the significance of an archaeological 
resource pursuant to CEQA Guidelines § 15064.5?   

Determination:  Less Than Significant  Impact  with Mitigation Incorporated .  

Source: Cultural Resources Assessment, Banning Tract 36939, LSA, May 2015, City of Banning General Plan 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project relating to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
Archaeological sites are locations that contain resources associated with former human activities, 
and may contain such resources as human skeletal remains, waste from tool manufacture, tool 
concentrations, and/or discoloration or accumulation of soil or food remains. 
 
During grading activities, it is possible that subsurface archaeological resources may be uncovered. 
The following mitigation measure is required.  
 
Mitigation  Measures (MM)  
 
MM- #2Ȥυȡ !ÒÃÈÁÅÏÌÏÇÉÃÁÌ -ÏÎÉÔÏÒÉÎÇ. Prior to the issuance of a grading permit, the Project 
Proponent shall implement the following program: 
 

a) A qualified archaeological monitor shall be retained by the Project Proponent to conduct 
monitoring of all grading and trenching activities and has the authority to halt and redirect 
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earthmoving activities in the event that suspected archaeological resources are unearthed 
during Project construction. 

 
b) During grading operations, a professional archaeological monitor shall observe the grading 

operation until such time as monitor determines that there is no longer any potential to 
uncover buried cultural deposits. If the monitor suspects that an archaeological resource may 
have been unearthed, the monitor shall immediately halt and redirect grading operations in a 
υττȤÆÏÏÔ ÒÁÄÉÕÓ ÁÒÏÕÎÄ ÔÈÅ ÆÉÎÄ ÔÏ ÁÌÌÏ× ÉÄÅÎÔÉÆÉÃÁÔÉÏÎ ÁÎÄ ÅÖÁÌÕÁÔÉÏÎ ÏÆ ÔÈÅ ÓÕÓÐÅÃÔÅÄ 
resource. If the monitor determines that the suspected resource is potentially significant, the 
archaeologist shall notify the appropriate Native American Tribe(s) and invite a tribal 
representative to consult on the resource evaluation. In consultation with the appropriate 
Native American Tribe(s), the archaeological monitor shall evaluate the suspected resource 
and make a determination of significance pursuant to California Public Resources Code 
3ÅÃÔÉÏÎ φυτόχȢφȢ )Æ ÔÈÅ ÒÅÓÏÕÒÃÅ ÉÓ ÓÉÇÎÉÆÉÃÁÎÔȟ -ÉÔÉÇÁÔÉÏÎ -ÅÁÓÕÒÅ #2Ȥ2 shall apply. 

 
MM- #2Ȥ2: Treatment Plan. If a significant archaeological resource(s) is discovered on the property, 
ground disturbing activities shall be suspended 100 feet around the resource(s). The archaeological 
monitor and a representative of the appropriate Native American Tribe(s), the Project Proponent, and 
the City of Banning Community Development Department shall confer regarding mitigation of the 
discovered resource(s). A treatment plan shall be prepared and implemented by the archaeologist to 
protect the identified archaeological resource(s) from damage and destruction. The treatment plan 
shall contain a research design and data recovery program necessary document the size and content 
of the discovery such that the resource(s) can be evaluated for significance under CEQA criteria. The 
research design shall list the sampling procedures appropriate to exhaust the research potential of the 
archaeological resource(s) in accordance with current professional archaeology standards (typically 
this sampling level is two (2) to five (5) percent of the volume of the cultural deposit). The treatment 
plan shall require monitoring by the appropriate Native American Tribe(s) during data recovery 
excavations of archaeological resource(s) of prehistoric origin, and shall require that all recovered 
artifacts undergo laboratory analysis. At the completion of the laboratory analysis, any recovered 
archaeological resources shall be processed and curated according to current professional repository 
standards. The collections and associated records shall be donated to an appropriate curation facility, 
or, the artifacts may be delivered to the appropriate Native American Tribe(s) if that is recommended 
by the City of Banning. A final report containing the significance and treatment findings shall be 
prepared by the archaeologist and submitted to the City of Banning Community Development 
Department. 
 
With implementation of Mitigation Measures CR-1 and CR-2, impacts will be less than significant. 

3.5(c) Directly or indirectly destroy a unique paleontological resource or site or unique 
geologic feature?  

 Determination:  Less Than Significant Impact with Mitigation  Incorporated.  

Sources: Cultural Resources Assessment, Banning Tract 36939, LSA, May 2015, City of Banning General Plan 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project relating to this issue. 
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Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
Paleontological resources are the preserved fossilized remains of plants and animals. Fossils and 
traces of fossils are preserved in sedimentary rock units, particularly fine- to medium grained 
marine, lake, and stream deposits, such as limestone, siltstone, sandstone, or shale, and in ancient 
soils. They are also found in coarse-grained sediments, such as conglomerates or coarse alluvium 
sediments. Fossils are rarely preserved in igneous or metamorphic rock units. Fossils may occur 
throughout a sedimentary unit and, in fact, are more likely to be preserved subsurface, where they 
have not been damaged or destroyed by previous ground disturbance, amateur collecting, or 
natural causes such as erosion.  
 
The Project site has been graded and the potential for paleontological resources to be present at the 
Project site is considered low. Regardless, there is a potential to uncover paleontological resources 
during additional excavation and/or grading activities on the Project site. Therefore, the following 
mitigation measure is required. 

 
Mitigation Measures (MM)  
 
MM- CR-3: Paleontological Monitoring. Prior to the issuance of grading permits, the Project Proponent 
shall implement the following program: 
 

a) A qualified paleontologist shall be on-site at the pre-construction meeting to discuss 
monitoring protocols. 
 

b) The qualified paleontologist shall be empowered to temporarily halt or redirect grading 
activities paleontological resources are discovered.  

 
c) In the event of a paleontological discovery the monitor shall flag the area and notify the 

construction crew immediately. No further disturbance in the flagged area shall occur until 
the qualified paleontologist has cleared the area. 
 

d) The qualified paleontologist shall quickly assess the nature and significance of the find. If the 
specimen is not significant it shall be quickly removed and the area cleared. 
 

e) If the discovery is significant the qualified paleontologist shall notify the Project proponent 
and the City immediately. 
 

f) In consultation with the Project proponent and the City, the qualified paleontologist shall 
develop a plan of mitigation which shall include salvage excavation and removal of the find, 
removal of sediment from around the specimen (in the laboratory), research to identify and 
categorize the find, curation in the find a local qualified repository, and preparation of a 
report summarizing the find.  
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Based on the analysis above, with implementation of Mitigation Measure CR-3, impacts will be less 
than significant. 

3.5(d) Disturb any human remains, including those interred outside of formal cemeteries ?   

 
Determination:  Less Than Significant Impact.  
 
Sources: California Health and Safety Code §7050.5, Public Resources Code §5097 et. seq.  

 
Plans, Policies, or Programs (PPP) 
 
The following applies to the Project and would reduce impacts relating to disturbing human 
remains. This measure will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation Monitoring and Reporting 
Program: 
 
PPP 3.5-1 The project is required to comply with the applicable provisions of California Health 

and Safety Code §7050.5, Public Resources Code §5097 et. seq., and provisions of AB 
52 concerning consideration of Tribal Cultural Values in determination of project 
impacts and mitigation.  

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
The Project site does not contain a cemetery and no known formal cemeteries are located within 
the immediate site vicinity. As noted in the response to Issue 3.5 (a) above, the Project site has been 
graded and the potential for uncovering human remains at the Project site is considered low. 
Nevertheless, the remote potential exists that human remains may be unearthed during grading 
and excavation activities associated with Project construction.  
 
In the event that human remains are discovered during Project grading or other ground disturbing 
activities, the Project would be required to comply with the applicable provisions of California 
Health and Safety Code §7050.5 as well as Public Resources Code §5097 et. seq. California Health 
and Safety Code Section 7050.5 states that no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin. Pursuant to California Public Resources Code 
Section 5097.98(b), remains shall be left in place and free from disturbance until a final decision as 
to the treatment and disposition has been made by the Coroner. 
 
If the Coroner determines the remains to be Native American, the California Native American 
Heritage Commission (NAHC) must be contacted and the NAHC must then immediately notify the 
ȰÍÏÓÔ ÌÉËÅÌÙ ÄÅÓÃÅÎÄÁÎÔɉÓɊȱ ÏÆ ÒÅÃÅÉÖÉÎÇ ÎÏÔÉÆÉÃÁÔÉÏÎ ÏÆ ÔÈÅ discovery. The most likely descendant(s) 
shall then make recommendations within 48 hours, and engage in consultations concerning the 
treatment of the remains as provided in Public Resources Code Section 5097.98.  
 
Based on the analysis above, with implementation of PPP 3.5-1, impacts would be less than 
significant and no mitigation measures are required. 
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3.6 GEOLOGY AND SOILS 
 

Would the Project : 
Potentially  
Significant  

Impact  

Less than 
Significant 

With 
Mitigation 

Incorporated  

Less Than 
Significant  

Impact  

No 
Impact  

a. Expose people or structures to potential 
substantial adverse effects, including the risk of 
loss, injury, or death involving: 

    

1) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued 
by the State Geologist for the area or based 
on other substantial evidence of a known 
fault?  Refer to Division of Mines and 
Geology Special Publication 42. 

    

2) Strong seismic ground shaking?   Á  
 

3) Seismic-related ground failure, including 
liquefaction? 

  Á  
 

4) Landslides?         
b. Result in substantial soil erosion or the loss of 

topsoil? 
    

c. Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the Project, and potentially result in 
on-site or offsite landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

d. Be located on expansive soil, as defined in the 
Uniform Building Code, creating substantial 
risks to life or property? 

    

e. Have soils incapable of adequately supporting 
the use of septic tanks or alternative waste 
water disposal systems where sewers are not 
available for the disposal of waste water? 

        

 
 

3.6 (a) (1)  Expose people or structures to potential substantial adverse effects, including the 
risk of l oss, injury, or death involving r upture of a known earthquake fault, as 
delineated on the most recent Alquist -Priolo Earthquake Fault Zoning Map issued 
by the State Geologist for the area or based on other substantial evidence of a 
known fault?  Refer to Division of Mines and Geology Special Publication 42.  

 
Determination:  Less Than Significant Impact  with Mitigation Incorporated  
 
Source: RMA Group Geologic Fault Investigation of Alquist-Priolo Zone Report, April 8, 2014 
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Plans, Policies, or Programs (PPP) 
 
PPP 3.6 -1 In accordance with state law, all development proposals within designated Alquist-

`Priolo Earthquake Fault Zones shall be accompanied by appropriate geotechnical 
analysis.  

Project Design Features (PDF)  
 
Fault Setback Zone. In accordance with the Alquist-Priolo Act, no structures shall be constructed 
upon or encroach over the Fault Setback Zone. 
 
Impact Analysis  
 
The Project site Geologic Fault Investigation Report prepared by RMA, dated April 2014, 
determined that a segment of the San Gorgonio Pass fault passes through the northern portion of 
the project site, northwest portion and northeastern part of the site and closely parallels the 
northern boundary of the tract.  The San Gorgonio Pass Fault Zone is a series of north-dipping 
reverse and thrust faults connected by strike tear faults, resulting to a surface trace that appears 
like an irregular, saw tooth.  This east-west trending fault zone contains faults that were formed 
during the3 Pleistocene Epoch, of which some have been active in the later Holocene Epoch.  
 
4ÈÅ #ÉÔÙ ÏÆ "ÁÎÎÉÎÇȭÓ 'ÅÎÅÒÁÌ 0ÌÁÎ 'ÅÏÔÅÃÈÎÉÃÁÌ %ÌÅÍÅÎÔ in compliance to Government Code 
Section 65302(g) addresses the need to protect the community from unreasonable risks that could 
result from seismically induced hazards, such as surface rupture, ground shaking, ground failure, 
and other known geologic risks.  The State Geologist has issued Alquist-Priolo Earthquake Fault 
Zone mapping for the Banning General Plan planning area.  The City implements and enforces the 
regulations and guidelines set forth in the Alquist-Priolo Earthquake Fault Zoning Act, CEQA 
Statutes and Guidelines, Uniform/International Building Code, zoning ordinance, and other 
applicable legislation to manage geotechnical hazards.  In accordance with the Geotechnical 
Element of the Banning General Plan Goals, Policies and Programs, all development proposals 
within designated Alquist-Priolo Earthquake Fault Zones shall be accompanied by appropriate 
geotechnical analysis.  Based on the geotechnical analysis prepared by the RMA Group in 2004, the 
following mitigate measure is recommended to reduce impacts: 
 
Mitigation Measure (MM) 
 
MM GEO-1 Fault Setback Zone.  Fault Setback Zone.  No human structures for human habitation can 
be built within this zone, however other land uses are permitted.  
 

3.6 (a) ( 2) Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Strong seismic ground shaking?   

 
Determination:  Less Than Significant Impac t with Mitigation  
 
Source: RMA Group Geologic Fault Investigation of Alquist-Priolo Zone Report, April 8, 2014 
 

Plans, Policies, or Programs (PPP) 
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The following apply to the Project and would reduce impacts relating to seismic ground shaking. 
These measures will  be included in the 0ÒÏÊÅÃÔȭÓ -ÉÔÉÇÁÔÉÏÎ -ÏÎÉÔÏÒÉÎÇ ÁÎÄ 2ÅÐÏÒÔÉÎÇ 0ÒÏÇÒÁÍȡ 
 
PPP 3.6-2 The project is required to comply with the California Building Standards Code and 

City Building Code to preclude significant adverse effects associated with seismic 
hazards and shall  

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
The site is expected to experience strong ground shaking from regional seismic activity. Ground 
shaking should be mitigated by implementation of building code standards and other site specific 
measures obtained from geotechnical studies of the site.  Based on the mitigation pursuant to the 
RMA Group Study dated April 8, 2014, impacts resulting from seismic impacts to structure will be 
less than significant with mitigation.  
 
MM GEO-2 Recommended Fault Setback Zone Boundaries.  The Project shall adhere to the 
recommendations and requirements cited in the RMA Group Report dated April 8, 2014 with 
regard to Fault Setback Zone Boundaries.   
 

3.6 (a) (3)  Expose people or structures to potential substantial adverse effects, including the 
risk of loss, injury, or death involving: Seismic-related ground failure, including 
liquefaction?   

 
Determination:  Less Than Significant Impact.  
 
Source: RMA Group Geologic Fault Investigation of Alquist-Priolo Zone Report, April 8, 2014 

 
Plans, Policies, or Programs (PPP) 
 
The following apply to the Project and would reduce impacts relating to seismic ground shaking. 
These measures will  be included in the 0ÒÏÊÅÃÔȭÓ Mitigation Monitoring and Reporting Program: 
 
PPP 3.6-2 The project is required to comply with the California Building Standards Code and 

City Building Code to preclude significant adverse effects associated with seismic 
hazards. 

 
Project Design Features ( PDF) 
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
Liquefaction is a phenomenon in which loose, saturated, relatively cohesion-less soil deposits lose 
shear strength during strong ground motions.  The factors controlling liquefaction are: 
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 Seismic ground shaking of relatively loose, granular soils that are saturated or submerged 
can cause soils to liquefy and temporarily behave as a dense fluid.   For liquefaction to occur, 
the following conditions have to occur: Intense seismic shaking; 

 Presence of loose granular soils prone to liquefaction; and 

 Saturation of soils due to shallow groundwater. 

 

According to the RMA Group Geologic Fault Investigation study dated April 2014, the project site is 
not situated within a known liquefaction hazard area and boring s drilled to a maximum depth of 
41.5 feet during the preparation of the RMA Study did not encounter groundwater.  Consequently, 
the potential for soil liquefaction at the site appears unlikely.  
 

3.6 (a) (4)  Expose people or structures to potential substantial adverse effects, including the  
risk of loss, injury, or death involving:  Landslides?  

 
Determination : No Impact . 
 
Source: RMA Group Geologic Fault Investigation of Alquist-Priolo Zone Report, April 8, 2014 
 

Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, or Programs applicable to the Project relating to this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  

Generally, a landslide is defined as the downward and outward movement of loosened rock or earth 
down a hillside or slope. Landslides can occur either very suddenly or slowly, and frequently 
accompany other natural hazards such as earthquakes, floods, or wildfires. Landslides can also be 
induced by the undercutting of slopes during construction, improper artificial compaction, or 
saturation from sprinkler systems or broken water pipes.  

Due to the relatively low gradient of the site, the massive nature of subsurface soils, the strength of 
these soils and the absence of known landslides within or immediately adjacent to the site, the 
potential for landsliding at the site was judged t be low.  Based on the RMA Group Geologic Fault 
Investigation Report dated April 2014, with implementation of PPP 3.6-1, impacts would be less 
than significant and no mitigation measures are required.  

 

3.6(b) Result in substantial soil erosion or the loss of topsoil?  

 
 Determination:  Less Than Significant Impact with Mitigation Incorporated.  
 
Sources: Project Application Materials.  
 



Banning Wilson 97, LLC (TTM 36939) 
Initial Study Checklist/Mitigated Negative Declaration 
October 16, 2015 
Page 55 

 

55 
 

Plans, Policies, or Programs (PPP) 
 
The following applies to the Project and would reduce impacts related to soil erosion. This measure 
will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation Monitoring and Reporting Program: 
 
PPP 3.6-3 Prior to grading permit issuance, the Project Proponent shall prepare a Stormwater 

Pollution Prevention Plan. Project contractors shall be required to ensure 
compliance with the Stormwater Pollution Prevention Plan and permit periodic 
inspection of the construction site by City of Banning staff and the state water 
resources control board staff. 

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 

Soils in the project area have already been disturbed by previous activities. Therefore, the loss of 
topsoil is not a potential impact.  
 
The eastern third of the project site was previously graded in preparation for construction of a 
residential subdivision that was not completed.  Lots were never finish graded, structures were not 
built and streets not paved.  Several canyons drain of the Banning Bench into the site.  The RMA 
Group Geologic Fault Investigation Study, dated April 2014 cites that debris basins or catchment 
areas should be evaluated during planning and implemented during development of the tracts as 
needed.  With the following mitigation, impacts should be less than significant.  
 
MM GEO-3. Debris and Catch basins. The Project shall adhere to the recommendations and 
requirements cited in the RMA Group Report dated April 8, 2014 with regard to the design of catch 
ÁÎÄ ÄÅÂÒÉÓ ÂÁÓÉÎÓ ÆÏÒ ,ÏÔ Ȱ"ȱ ÁÎÄ Ȱ#ȱ ÁÎÄ ÄÅÓÉÇÎ ÒÅÑÕÉÒÅÍÅÎÔÓ ÏÆ ÔÈÅ #ÉÔÙ ÏÆ "ÁÎÎÉÎÇ %ÎÇÉÎÅÅÒÉng 
and Public Works Department and WQMP report. 
 
 

3.6(c) Be located on a geologic unit or soil that is unstable, or that would become unstable 
as a result of the Project, and potentially result in on -or offsite landslide, lateral 
spreading, subsidence, liquefaction or collapse?   

 
Determination:  Less Than Significant Impact .  
 
Source: RMA Group Geologic Fault Investigation of Alquist-Priolo Zone Report, April 8, 2014, Banning General Plan, 
Application Materials. 

 
Plans, Policies, or Programs  (PPP) 
 
The following apply to the Project and would reduce impacts relating to an unstable geologic unit. 
These measures will  be included in the 0ÒÏÊÅÃÔȭÓ -ÉÔÉÇÁÔÉÏÎ -ÏÎÉÔÏÒÉÎÇ ÁÎÄ Reporting Program: 
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PPP 3.6-1 The project is required to comply with the California Building Standards Code and 
City Building Code to preclude significant adverse effects associated with seismic 
hazards. 

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
The Project site is flat and gently sloping and contains no substantial natural or manȤmade slopes. 
There is no evidence of onȤsite landslides on or near the Project site, nor are there any exposed 
boulders that could result in rock fall hazards.  As such, there will no impacts associated with 
landslides and rock fall hazards. 
 
Based on the RMA GeoScience Geotechnical Investigation Report dated, June 19, 2015, Soil 
classification and expansion index indicates that near surface soils have a very low expansion 
potential.  Expansion testing performed in accordance with ASTM D4829 indicates that earth 
materials underlying the site have an expansion classification of 0.  Moreover, due to the relatively 
low gradient of the site, the dense nature of the older alluvium in the Banning Bench deposits, and 
absence of known landslides within or immediately adjacent to the site, the potential for land 
sliding at the site is judged to be low.   
 
However, given the lack of geotechnical reports detailing the construction of the existing fill placed 
at the eastern half of the site the fill is considered undocumented. The following mitigation are 
recommended to reduce impacts to a level less than significant.  
 
MM GEO-4. Fill in Graded Eastern Portion of Site. The existing undocumented fill is not adequate for 
purposes intended and will need to be removed and recompacted.  
 

3.6(d) Be located on expansive soil, as defined in the Uniform Building Code, creating 
substantial risks to life or property?  

 Determination:  Less than Significant Impact .  
 
Source: RMA Group Geologic Fault Investigation of Alquist-Priolo Zone Report, April 8, 2014, Banning General Plan 

 
Plans, Policies, or Programs (PPP) 
 
The following apply to the Project and would reduce impacts relating to expansive soils. These 
measures will  be included in the 0ÒÏÊÅÃÔȭÓ -ÉÔÉÇÁÔÉÏÎ -ÏÎÉÔÏÒÉÎÇ ÁÎÄ 2ÅÐÏÒÔÉÎÇ 0ÒÏÇÒÁÍȡ 
 
PPP 3.6-1 The project is required to comply with the California Building Standards Code and 

City Building Code to preclude significant adverse effects associated with strong 
seismic ground shaking. 

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
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Impact Analysis  
 
Expansive soils are those that undergo volume changes as moisture content fluctuates; swelling 
substantially when wet or shrinking when dry. Soil expansion can damage structures by cracking 
foundations, causing settlement and distorting structural elements.  The following mitigation will 
reduce impacts to less than significant.  
 
With implementation of MM GEO-4, impacts associated with expansive soils will be less than 
significant.  
 
MM GEO-5 General Earthwork and Grading. All Earthwork and grading to be performed in 
accordance with the 2013 California Building Code and all applicable governmental agency 
requirements.   
 

3.6(e) Have soils incapable of adequately supporting the use of septic tanks or alternative 
wastewater disposal systems where sewers are not available for the disposal of 
wastewater?   

 
Determination:  No Impact. 
 
Source: RMA Group Geologic Fault Investigation of Alquist-Priolo Zone Report, April 8, 2014, Banning General Plan 

 
Plans, Policies, or Programs (PPP) 
 
There are no Plans, Policies, Programs, or Standard Conditions applicable to the Project relating to 
this issue. 
 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
The Project does not propose the use of septic tanks or alternative waste water disposal systems. 
The Project would install domestic sewer infrastructure and connect to the City of Banning Sewer 
$ÉÓÔÒÉÃÔȭÓ ÅØÉÓÔÉÎÇ ÓÅ×ÅÒ ÃÏÎÖÅÙÁÎÃÅ ÁÎÄ ÔÒÅÁÔÍÅÎÔ ÓÙÓÔÅÍȢ As such, there are no impacts and no 
mitigation measures are required. 
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3.7 GREENHOUSE GAS EMISSIONS 
 

Would the Project : 
Potentially  
Significant  

Impact  

Less than 
Significant 

With 
Mitigation 

Incorporated  

Less Than 
Significant  

Impact  

No 
Impact  

a. Generate greenhouse gas emissions, either 
directly or indirectly, that may have a 
significant impact on the environment? 

  Á  
 

b. Conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing 
the emissions of greenhouse gases? 

  Á  
 

 
 

3.7(a) Generate greenhouse gas emissions, either directly or indirectly, that may have a 
significant impact on the environment?  

 
Determination:  Less Than Significant Impact.  
 
Source:  LSA Associates, Air Quality and Climate Change Study, TTM 36939, September 24, 2015 

 
Plans, Policies, or Programs (PPP) 
 
The following apply to the Project and would reduce impacts relating to greenhouse gas emissions. 
These measures will  ÂÅ ÉÎÃÌÕÄÅÄ ÉÎ ÔÈÅ 0ÒÏÊÅÃÔȭÓ Mitigation Monitoring and Reporting Program: 
 
PPP 3.7-1 Prior to issuance of the first residential building permit, the Project Applicant shall 

submit energy usage calculations in the form of a Title 24 Compliance Report to the 
City of Banning Building & Safety Department showing that the Project will be 
constructed in compliance with the most recently adopted edition of the applicable 
California Building Code Title 24 requirements.  

 
Project Design Features (PDF)  
 
There are no Project Design Features applicable to the Project relating to this issue. 
 
Impact Analysis  
 
An individual project cannot generate enough Green House Gases (GHG) emissions to influence 
global climate change. The Project participates in this potential impact by its incremental 
contribution combined with the cumulative increase of all other sources of GHGs, which when taken 
together may have a significant impact on global climate change. 
 
Overall, the following activities associated with the proposed project could directly or indirectly 
contribute to the generation GHG emissions: 
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Table 9 lists the annual GHG emissions for each of the planned construction phases and shows that 
the GHG emissions would be highest during the grading phase, at approximately 120 MT.  Total 
construction GHG emissions thru phase 1 of the construction period are estimated to be 320 MT of 
CO2e.  Each additional phase would contribute additional GHG emissions, approximately the same 
as shown for Phase 1 or the sum of 89 MT of CO2e for construction of the homes (6.0 +83) plus 5.6 
MT of CO2e for the architectural coating processes, or 95 MT of CO2e. 
 
Long-term operation of the proposed project would generate GHG emissions from area and mobile 
sources and indirect emissions from stationary sources associated with energy consumption. 
Mobile-source emissions of GHGs would include project-generated vehicle trips associated with on-
site residences. Area-source emissions would be associated with activities such as landscaping and 
maintenance of proposed land uses, natural gas for heating, and other sources.  Increases in 
stationary-source emissions would also occur at off-site utili ty providers as a result of demand for 
electricity, natural gas, and water by the proposed uses.  
 

Table 9 Long-term Operational Localized Impact (lbs/day)  

 
 























































































































http://www.arb.ca.gov/homepage.htm
http://opr.ca.gov/m_ceqa.php
http://opr.ca.gov/m_ceqa.php
http://www.ci.banning.ca.us/
http://www.ci.banning.ca.us/
http://www.dtsc.ca.gov/
http://www.rivcowom.org/
https://msc.fema.gov/
http://www.aqmd.gov/
http://www.aqmd.gov/
http://rtpscs.scag.ca.gov/Pages/default.aspx
http://www.rctlma.org/mshcp/





